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Notice of Preparation and Notice of EIR Scoping Meeting 
 
DATE:  February 3, 2014 
 
TO:  Reviewing Agencies, Organizations, and Interested Parties 
 
SUBJECT: Notice of Preparation of a Supplemental Environmental Impact Report for a General 

Plan Amendment (GPA) and Zone Change for a Commercial Building Intensity 
Transfer from Planning Area (PA) 33 (Irvine Spectrum 1) to Undeveloped Land in 
Planning Area 17 (Quail Hill) 

 
PURPOSE OF REVIEW: The purpose of this Notice of Preparation (NOP) is to solicit input from those 
public agencies and interested members of the public as to the scope and content of the environmental 
information to be included in the Supplemental Environmental Impact Report (SEIR) (Ref: California 
Code of Regulations, Title 14, (CEQA Guidelines) Sections 15082(a), 15103, 15375). As specified by the 
CEQA Guidelines, the NOP will be circulated for a 30-day public review period.  
 
The City welcomes input from agencies and the public during this period regarding the scope and 
content of environmental information included and analyzed in the EIR. Agencies should comment on the 
elements of the environmental information that are relevant to their statutory responsibility in connection 
with the project. 
 
REVIEW PERIOD:    Begins: February 3, 2014   Ends: March 5, 2014 
 
Deadline to Submit Comments:  Wednesday, March 5, 2014 at 5:00 p.m. 
 
Where to Send Comments:  Pursuant to Section 15103 of the CEQA Guidelines, your response must 
be sent at the earliest date but received by our agency no later than 30 days after receipt of this notice. 
Copies of the Initial Study are available at the Community Development Department at the address 
indicated below. Should you have any questions regarding the project or NOP, please contact Stephanie 
Danner, Associate Planner, at 949-724-6375. Please send all written responses, referencing the “PAs 
17/33 GPA and Zone Change EIR” and including any comments you may have on this project, to: 
 
 Ms. Stephanie Danner, Associate Planner 
 City of Irvine Community Development Department 
 One Civic Center Plaza 
 Irvine, CA 92606 
 Email: sdanner@cityofirvine.org  
 
Please include the name and email address of a contact person at your agency along with any submitted 
comments. 
 
Address Where Documents  City of Irvine  
Are Available for Review:   Community Development Department  

One Civic Center Plaza 
Irvine, CA 92606 

mailto:sdanner@cityofirvine.org


 

 
Website Address:    www.cityofirvine.org/quailhill  
 
APPLICANT:     Irvine Company 

Attn: Mr. Jeff Davis 
                  550 Newport Center Drive 
                   Newport Beach, CA 92660 
                
PROJECT LOCATION / DESCRIPTION: The proposed General Plan Amendment and Zone Change 
involves the City of Irvine’s (City) Planning Area (PA) 17 (Quail Hill) and PA 33 (Irvine Spectrum Center), 
in Orange County, California. PA 17 is located east of Shady Canyon Drive, south of Interstate (I) 405 
and west of State Route (SR) 133. PA 33 is a triangle-shaped area bound by the I-5 to the northeast, the 
I-405 to the south, and the SR-133 to the northwest. The proposed project also includes development of 
the 77.2 acre project site in the northeastern portion of PA 17. Laguna Canyon Road traverses the 
southern section of the project site. The northern portion of the project site is bound by the I-405 to the 
north, Laguna Canyon Road to the west and south, and the SR-133 to the east. The southern portion of 
the project site is a triangle-shaped area southwest of the intersection of SR-133 and Laguna Canyon 
Road.  
 
The project site in PA 17 has a General Plan land use designation of Research/Industrial and is zoned 
5.5C Medical and Science which allow office development; no change to the existing land use or zoning 
designations is proposed. Further, the project site is located within the San Joaquin Hillside Overlay 
Zone, which necessitates the submittal of a Master Plan application for development. An amendment to 
the General Plan Land Use Element Intensity Table (Table A-1) is proposed to transfer 600,000 square 
feet of non-residential intensity from PA 33 (Regional Commercial) to PA 17 (Research / Industrial).  
 
Additionally, a revision to Section 9-33-3 of the Irvine Zoning Code is proposed to reduce non-residential 
intensity in PA 33 by 600,000 square feet. The 600,000 square feet of intensity is being taken from five 
separate areas within PA 33: 71,000 square feet from Traffic Analysis Zone (TAZ) 347, 244,000 square 
feet from TAZ 349, 98,000 square feet from TAZ 355, 184,000 square feet from TAZ 359 and 3,000 
square feet from TAZ 353. These areas are zoned 4.7 Irvine Center Urban Commercial and 4.8 Irvine 
Center Garden Commercial. The specific location of these areas is indicated on Exhibit 7 of the Initial 
Study.  
 
Finally, a revision to Section 9-17-3 of the Irvine Zoning Code is also proposed to increase the 5.5C, 
Medical and Science, designation’s intensity in PA 17 by 600,000 square feet. The intensity transferred 
to PA 17 would be added to the currently entitled but undeveloped 1,060,000 square feet of Medical and 
Science intensity designated for the project site. The proposed project also includes a Master Plan 
application and a tract map for the development of 1,660,000 square feet of office uses in a campus 
setting on the project site consistent with Section 5-4-4 of the Irvine Zoning Code.  

 
Potential development of the project site under current entitlements (1,060,000 square feet of Medical 
and Science uses) is referred to as the “PA 17 Approved Project”. Additional project description 
information is provided in the attached Initial Study.  
 
Entitlements Requested 
 

 General Plan Amendment (File No. 00581214-PGA) 
 Zone Change (File No. 00581217-PZC) 
 Master Plan 

 Tract Map 

 
 

http://www.cityofirvine.org/quailhill


 

POTENTIAL ENVIRONMENTAL EFFECTS OF THE PROJECT: As identified through the analysis 
presented in the Initial Study attached to this NOP, with incorporation of applicable mitigation measures 
from the previously completed Final Program EIR for PA 17 (see below), and City of Irvine Standard 
Conditions, the proposed project would have no impacts or less than significant impacts related to 
Agriculture and Forestry Resources, Biological Resources, Cultural Resources, Mineral Resources, 
Population/Housing, Public Services, and Recreation. No further evaluation of these issues is required in 
the Draft EIR. 
 
The following environmental factors may be potentially affected by the scope of this project and will be 
evaluated in the Draft SEIR: 
 

 Aesthetics  Noise 
 Hazards and Hazardous Materials  Transportation / Traffic  
 Land Use / Planning  Utilities, Services Systems and Energy 
 Mandatory Findings of Significance 
 Air Quality 
 Greenhouse Gas Emissions 

 Hydrology / Water Quality 
 Geology / Soils 

 
The Initial Study provides additional information regarding the scope of the topical issues to be 
addressed in the EIR. 
 
Pursuant to Section 15082(a) of the CEQA Guidelines, the City will be the Lead Agency and will prepare 
an EIR for the project described above. This NOP for the PAs 17/33 GPA and Zone Change EIR has 
been prepared to solicit comments from agencies, organizations, and other interested parties on the 
proposed project. We are interested in the views of your agency as to the scope and content of the 
environmental information which is germane to your agency’s statutory responsibilities in connection with 
the proposed project. Your agency may need to use the EIR prepared by our agency when considering 
your permit or other approval for the project. In order to identify environmental issues that may be 
associated with approval and development of the proposed project, an Initial Study was prepared 
pursuant to the requirements of CEQA, and is attached.    
 
PREVIOUS ENVIRONMENTAL DOCUMENTATION 
 
Planning Area 17 Zone Change and Master Plan Final Program EIR (SCH No. 2000021051) 
 
The PA 17 Final EIR was certified by the City of Irvine in September 2000 (the “2000 EIR”). The 2000 
EIR addressed the environmental effects associated with the implementation of a General Plan 
Amendment (41010-GA), a Zone Change (41021-ZC) and Master Plan (41022-MP) for PA 17. 
Specifically, the project consisted of the following: allow for development of a maximum of 2,375 dwelling 
units, 150,000 square feet of Community Commercial development, 1,060,000 square feet of Medical 
and Science development, 55,000 square feet of Institutional development, a staging area, on-site and 
off-site detention basins, a K-8 elementary school site, a community park, a neighborhood park, and the 
dedication of approximately 659 acres of open space. The 2000 EIR identified one impact that was 
significant and unavoidable, Air Quality. A Statement of Overriding Considerations was adopted by the 
City Council in conjunction with the certification of the Final EIR. 
 
The 2000 EIR was intended to provide the ‘master’ environmental clearance for subsequent applications 
that were submitted to obtain City approval for site-specific development projects within PA 17. 
 
Tentative Tract 16177 
 
An Addendum to the PA 17 Final EIR was approved by the City of Irvine in July 2001 (the “2001 
Addendum”). The 2001 Addendum addressed the environmental effects associated with an increase in 
the maximum amount of dwelling units from 2,375 to 2,553 (an increase of 178 units) which were 
transferred from other planning areas south of the I-405. 



 

Bridge Housing Project 
 
An Addendum to the PA 17 Final EIR was approved by the City of Irvine in June 2002 (the “2002 
Addendum”). The 2002 Addendum addressed the environmental effects associated with the 
implementation of a Zone Change (00314499-PZC) and Conditional Use Permit (00312811-PCPU) for 
the lot located at the intersection of Laguna Canyon Road and Quail Hill Parkway. Specifically, the 
project consisted of the development of 120 not-for-profit affordable housing apartments for very-low 
income residents. 
 
City of Irvine Final Program EIR for the Irvine Center Development Agreement (SCH No. 83061702)  
 
This EIR addresses the development allowed in PA 33 under the Irvine Center Development Agreement; 
this is referred to throughout this Initial Study as the previously entitled non-residential development in 
PA 33 that is being transferred to PA 17. This non-residential intensity is assumed in the analysis for the 
proposed project (population and housing, public services and recreation).  
 
City of Irvine General Plan Amendment 16 Final EIR (SCH No. 8703111) 
 
The alternatives analysis in this EIR addresses various alternatives for rearranging land use designations 
in the City with the goal of gaining permanent open space in exchange for development in other areas. 
Additionally, GPA 16 adds approximately 1.5 million square feet of development intensity to PA 33 and 
establishes the Research and Industrial Land Use Classification for the planning area. 
 
 
PUBLIC SCOPING MEETING 
 
The City will hold a Public Scoping Meeting for the EIR to describe the proposed project, the 
environmental process, and to receive input on the scope and content of the EIR in conformance with 
Section 21083.9 of the Public Resources Code. The Public Scoping Meeting is scheduled for Thursday, 
February 13, 2014, at 6:00 p.m. Irvine City Hall in the Conference and Training Center. The City 
encourages all interested individuals, organizations and agencies to attend the meeting. 
 
 
 
____________________________________    ___________________ 
Stephanie Danner, AICP       Date 
Associate Planner 
 
 



FORM 45-05 (6/01) 

 
 
CITY OF IRVINE 
INITIAL STUDY AND ENVIRONMENTAL EVALUATION FORM 
 
 

SECTION I.  PROJECT INFORMATION 
 

1. Project Title and Number(s) 
 

Planning Areas 17 and 33 General Plan Amendment and Zone Change (File  
Nos. 00581214-PGA and 00581217-PZC) 

 
2. Lead Agency Name and Address  
 
 City of Irvine 
 Community Development Department 
 One Civic Center Plaza 
 Irvine, CA 92606 
  
 Attn: Stephanie Danner, AICP, Associate Planner 
  949-724-6375 
 sdanner@cityofirvine.org  
  
3. Project Applicant Name and Address 
 
  Irvine Company  
 550 Newport Center Drive 
 Newport Beach, CA 92660 
  
 Attn: Jeffrey S. Davis, Vice President, Entitlement 
 949-720-2409 
 
4. Project Location  
 

The proposed General Plan Amendment (GPA) and Zone Change involves the City of 
Irvine’s (City) Planning Area (PA) 17 (Quail Hill) and PA 33 (Irvine Spectrum Center), in 
Orange County, California. Refer to Exhibit 1, which depicts the regional location of the 
project, and Exhibit 2, which depicts its local vicinity. As shown on Exhibit 2, PA 17 is 
located east of Shady Canyon Drive, south of Interstate (I) 405 and west of State Route 
(SR) 133. PA 33 is a triangle-shaped area bound by I-5 to the northeast, I-405 to the 
south, and SR-133 to the northwest.  
 
The proposed project also includes a Master Plan application and a tract map for 
development of Lots 27 through 39 of Tract Map No. 16225 within PA 17. As shown on 
Exhibit 2, Laguna Canyon Road traverses the southern section of the proposed  
77.3-acre vacant development site (referred to throughout this Initial Study as the project 
site). The northern portion of the project site is bound by I-405 to the north, Laguna 
Canyon Road to the west and south and SR-133 to the east. The southern portion of the 
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project site is a triangle-shaped area southwest of the intersection of SR-133 and 
Laguna Canyon Road.  
 

5. Description of Project  
 

Please refer to the Project Description on page 8 of this Initial Study. In summary, an 
amendment to the General Plan Land Use Element Intensity Table (Table A-1) is 
proposed to transfer 600,000 square feet (sf) of non-residential intensity from PA 33 
(Regional Commercial) to PA 17 (Research / Industrial). Additionally, a revision to 
Section 9-33-3 of the Irvine Zoning Code is proposed to reduce non-residential intensity 
in PA 33 by 600,000 sf; a revision to Section 9-17-3 of the Irvine Zoning Code is also 
proposed to increase the 5.5C Medical and Science designation’s intensity in PA 17 by 
600,000 sf. The intensity transferred to PA 17 would be added to the currently entitled 
but undeveloped 1,060,000 sf of Medical and Science intensity designated for the 
project site in the northeast area of PA 17. 
 
The proposed project also includes a Master Plan application and a tract map for the 
development of 1,660,000 sf of office uses in a campus setting on the approximately  
77.3-acre project site (refer to Exhibit 2). The project site is the receiving site for the 
transferred square footage described above and includes approximately 1.4 acres along 
SR-133 previously owned by the California Department of Transportation (Caltrans) that 
was granted to the project applicant in exchange for lands needed for the widening and 
realignment of SR-133 between I-405 and the City boundary to the south. A conceptual 
site plan is provided in Exhibit 3.  
 
Potential development of the project site under current entitlements (1,060,000 sf of 
Medical and Science uses) is referred to as the “PA 17 Approved Project”, which is 
described in further detail below. 
 

6. General Plan Designations  
 
 Existing PA 17: Research / Industrial (project site) – This land use category includes 

uses intended for manufacturing, research and development, storage, 
and distribution of materials or products; administrative, professional, 
and business offices associated with manufacturing uses; and 
employee-oriented retail services. 

  
Existing PA 33: Regional Commercial – This land use category includes uses intended 

to serve a broad population base. Businesses in this designation 
provide a wide array of services such as major department stores, 
specialty shops, professional offices, hotels and motels, and 
institutional and government uses. This mix of uses, combined with 
convenient access to many modes of transportation, can also 
accommodate high-density residential development. 

 
 Proposed:  No change in the General Plan land use designation for PA 17 

(including the project site) or PA 33 is proposed.  
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7. Zoning Designations 
 
  Existing PA 17: 5.5C Medical and Science (project site) – This category allows the 

development of biomedical/high technology complexes combining 
health care facilities and related businesses; medical research and 
education facilities; general research and development uses; light 
manufacturing and assembly uses; and office developments.  

 
 Existing PA 33: PA 33 is comprised of five zoning categories consistent with the 

Regional Commercial General Plan designation. More specifically: 4.5 
Irvine Center Regional Commercial; 4.6 Irvine Center Retail/Office 
Commercial; 4.7 Irvine Center Urban Commercial; 4.7C Irvine Center 
Urban Commercial / Residential; and 4.8 Irvine Center Garden 
Commercial. These categories allow retail and office commercial uses 
and conditionally permitted residential uses in an urban, high-intensity 
setting. 

 
Proposed: No change in the Zoning designation is proposed for PA 17 (including 

the project site) or PA 33. 
   
8. Surrounding Land Uses and Setting 
 

A description of surrounding land uses and the environmental setting of the project site 
follows. The project site was used for agricultural production until 2000, when the PA 17 
General Plan Amendment (41020-GA) and Zone Change (41021-ZC) project was 
approved. The project site is undeveloped, with the exception of an area used for 
temporary construction staging and parking, and the topography is relatively flat. 
Residential uses are located west and east of the project site across Laguna Canyon 
Road and SR-133, respectively. I-405 is located immediately north of the project site 
with various office, warehouse, and medical uses further to the north. The area south of 
the project site is permanent open space.  
 

9. Other Public Agencies Whose Approval is Required 
 

State Water Resources Control Board, Orange County Fire Authority, Irvine Ranch 
Water District and Caltrans (should encroachment into the existing slope easement be 
required during construction). 

 
 
PROJECT BACKGROUND 
 
On September 26, 2000, the City of Irvine (City) certified the Final Program Environmental 
Impact Report (EIR) for Planning Area 17 (SCH Number 2000021051) (PA 17 Final EIR). The 
PA 17 Final EIR addresses the environmental effects associated with the implementation of a 
General Plan Amendment (GPA) (41020-GA), a Zone Change (41021-ZC), and Master Plan 
(41022-MP) to allow for the development of a maximum of 2,375 dwelling units; 150,000 sf of 
Community Commercial uses; 1,060,000 sf of Medical and Science uses; 55,000 sf of 
Institutional development, on-site and off-site detention basins, an elementary school site, a 
community park, neighborhood parks, and the dedication of 659 acres of open space.  
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Two Addenda were subsequently prepared to address proposed changes to the approved  
PA 17 development. In July 2001, an Addendum was prepared and approved for Tentative 
Tract 16177, which increased the maximum amount of dwelling units from 2,375 to 2,553 (an 
increase of 178 units). The additional 178 units were transferred from other planning areas 
south of the I-405 as allowed by the Irvine Open Space Dedication Program and Memorandum 
of Understanding (MOU) that implemented the City of Irvine’s voter-approved Initiative 
Resolution 88-1 (discussed below). In June 2002, a second Addendum was prepared and 
approved to address a Zone Change (00314499-PCPU) and Conditional Use Permit 
(00312811-PCPU) for the Bridge Housing Project to allow for not-for-profit housing as a 
conditionally permitted use in the 5.5G Medical and Science zone in PA 17. Specifically, this 
Addendum addressed the impacts associated with construction and operation of a 120-unit 
affordable housing project west of Laguna Canyon Road and south of I-405, adjacent to the 
project site.  
 
In June 1988, Initiative Resolution 88-1, entitled “An Initiative Resolution of the City Directing the 
Amendment of the Conservation and Open Space Element and the Land Use Element of the 
Irvine General Plan” (Open Space Initiative) was adopted by City voters. This resulted in the 
establishment of the Conservation / Open Space Program with approximately 9,000 acres open 
space in public ownership accomplished through the transfer of development opportunities to 
areas that can better accommodate development in exchange for the transfer of open space to 
the public. Following approval of Resolution 88-1, the City and the Irvine Company executed an 
MOU to implement the open space program and establish the Phased Dedication and 
Compensating Development Opportunities Program (Dedication / Development Program). The 
areas of the City which are directly affected by the Dedication / Development Program were 
divided into lettered “Implementation Districts” containing both designated open space 
dedication areas and corresponding development areas. As it relates to the proposed project, 
approximately 659 acres were left in a natural condition as open space preservation areas 
(Implementation Districts “I” and “K” and Minor Preservation Areas P-10 and P-13). The project 
site is located within Implementation District I, which is a “development area”. 
 
With the exception of 1,060,000 sf of Medical and Science uses, approved development within 
PA 17 has been implemented and the required open space dedications have occurred. 
Additionally, backbone infrastructure has been installed and rough grading of the northern 
portion of the project site has occurred.  
 
Per the requirements of an April 1998 right of way agreement between the Irvine Company and 
Caltrans, the State of California granted to the Irvine Company approximately 1.4 acres of 
excess land parcels in October 2011 in exchange for Company lands needed for the widening 
and realignment of SR-133 between I-405 and the City boundary to the south. The subject 
parcels are located along the eastern project site boundary shared with SR-133 resulting in a 
net increase of 1.4 acres being owned by the Irvine Company within PA 17. Caltrans was also 
granted slope easements along the easterly side of the project site; the Irvine Company can 
modify these slopes subject to an encroachment permit from Caltrans.  
 
In August 1983, the City adopted the Final Program EIR for the Irvine Center Development 
Agreement (SCH No. 83061702) (PA 33 Final EIR), which addresses the development allowed 
in PA 33 under the Irvine Center Development Agreement. A portion of the previously entitled, 
but not yet developed, non-residential development square footage in PA 33 is proposed to be 
transferred to PA 17 as part of the proposed project. With respect to the Dedication / 
Development Program discussed above, the non-residential intensity in PA 33 is within 
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Implementation District H (a development area). The gift deed conveying Preservation Area H 
(Quail Hill) to the City was recorded in May 2007.  
 
Purpose and Scope 
 
Pursuant to the California Environmental Quality Act (CEQA, California Public Resources Code, 
Sections 21000, et seq.), the Guidelines for Implementation of CEQA (State CEQA Guidelines, 
California Code of Regulations, Title 14, Sections 15000 et seq.), and the City’s CEQA Manual, 
this Initial Study has been prepared to compare the anticipated environmental effects of the 
proposed PAs 17/33 GPA and Zone Change (proposed project) with those of the PA 17 
Approved Project disclosed in the PA 17 Final EIR and associated Addenda. The City, as the 
Lead Agency, will use this Initial Study to determine whether any of the conditions set forth in 
Sections 15162 and 15163 of the State CEQA Guidelines requiring preparation of Subsequent 
EIR or Supplemental EIR, respectively, are met.  
 
When a Program EIR has been prepared, the Lead Agency is required to examine the individual 
activities of future projects to determine if their effects were fully analyzed in the Program EIR. 
Pursuant to Section 15162 of the State CEQA Guidelines, no subsequent EIR may be required 
for the project unless the City 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 EIR or negative declaration 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 EIR or negative 
declaration 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 EIR 
was certified as complete, or the negative declaration was adopted, shows any of the 
following: (a) the project will have one or more significant effects not discussed in the 
previous EIR or negative declaration; (b) significant effects previously examined will 
be substantially more severe than shown in the previous EIR; (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 proponents decline to adopt the mitigation measure or alternative; or  
(d) mitigation measures or alternatives which are considerably different from those 
analyzed in the previous EIR would substantially reduce one or more significant 
effects on the environment, but the project proponents decline to adopt the mitigation 
measure or alternative. 

 
Pursuant to Section 15163(a) of the State CEQA Guidelines, the City may choose to prepare a 
supplement to an EIR rather than a subsequent EIR if:  
 

1. Any of the conditions described in Section 15162 would require the preparation of a 
subsequent EIR, and 
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2. Only minor additions or changes would be necessary to make the previous EIR 
adequately apply to the project in the changed situation. 

 
In order to determine whether the conditions identified above requiring preparation of 
Subsequent EIR or Supplemental EIR would occur with the proposed project, this Initial Study 
has evaluated each of the issue areas contained in the environmental checklist provided in this 
document. The objective of this environmental document is to inform the decision makers, 
representatives of other affected/responsible agencies, and other interested parties of the 
potential environmental effects that may be associated with the proposed project.  
 
As stated in Section 15158(d)(3) of the State CEQA Guidelines, “The program EIR can focus an 
EIR on a subsequent project to permit discussion solely of new effects which had not been 
considered before”. As such, the environmental analysis for the proposed project presented in 
this Initial Study is based on, or “tiered” from, the analysis presented in the PA 17 Final EIR, 
when applicable. The PA 17 Final EIR, its Addenda, and the PA 33 Final EIR are incorporated 
by reference, as identified below. 
 
Measures to mitigate, to the extent feasible, the significant adverse project and cumulative 
impacts resulting from implementation of the PA 17 Approved Project are identified in the PA 17 
Final EIR. In conjunction with certification of the PA 17 Final EIR, the City also adopted a 
Mitigation Monitoring and Reporting Program (MMRP). Additionally, the PA 17 Final EIR 
identified City of Irvine Standard Conditions to be applied to future development projects. The 
City requires that future development projects within PA 17 comply with the required PA 17 
Final EIR mitigation measures and current Standard Conditions, and that these requirements 
are implemented in a timely manner. Relevant mitigation measures and Standard Conditions 
that are incorporated into the proposed project are listed in the introduction to the analysis for 
each topical issue in the Initial Study and are assumed in the analysis presented. 
 
Based on the results of the analysis presented in this Initial Study, the City of Irvine has made 
the determination that a Supplemental EIR (SEIR) is the appropriate environmental document 
for the proposed project. 
  
Project Location 
 
The proposed GPA and Zone Change involves the City’s PA 17 (Quail Hill) and PA 33 (Irvine 
Spectrum Center), in Orange County, California. PA 17 and PA 33 are located in the southern 
and central portions of the City, respectively, and are separated by the SR-133 and I-405 
interchange. Refer to Exhibit 1, which depicts the regional location of the project site, and 
Exhibit 2, which depicts its local vicinity. As shown on Exhibit 2, PA 17 is located east of Shady 
Canyon Drive, south of I-405 and west of SR-133. PA 33 is a triangle-shaped area bound by I-5 
to the northeast, I-405 to the south, SR-133 to the northwest.  
 
The proposed project also involves a Master Plan application for development of current Lots 27 
through 39 of Tract Map No. 16225 within PA 17, which encompass approximately 77.3 acres. 
As shown on Exhibit 2, Laguna Canyon Road traverses the southern section of the proposed 
development site (project site). The northern portion of the project site encompasses 74.6 acres 
and is bound by I-405 to the north, Laguna Canyon Road to the west and south, and SR-133 to 
the east. The southern portion of the project site is an approximate 2.7-acre triangle-shaped 
area southwest of the intersection of SR-133 and Laguna Canyon Road. 
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Environmental Setting 
 
In addition to the project site, PAs 17 and 33, surrounding areas are shown in the aerial 
photograph presented in Exhibit 2. With the exception of 1,060,000 sf of Medical and Science 
uses, approved uses within PA 17 have already been developed. Development within PA 33 is 
comprised primarily of regional commercial, retail / office and multi-family residential uses. This 
planning area is not fully built out to date. There remains in excess of 600,000 sf of intensity still 
available for development. Regional access to PA 17 is provided from I-405 and SR-133, and 
regional access to PA 33 is provided from I-5, I-405, and SR-133. 
 
Local access to the project site is provided from Laguna Canyon Road and Quail Hill Parkway. 
Laguna Canyon Road forms the western project site boundary and is constructed to its ultimate 
condition with sidewalks and on-street bikeways on each side of the roadway. Driveways from 
Laguna Canyon Road for vehicular ingress/egress to the project site have also been 
constructed. The 120-unit Laguna Canyon Apartment Community is located west of the project 
site across Laguna Canyon Road. The Laguna Altura Community is located east of the project 
site, across SR-133. I-405 is adjacent to the project site to the north; the project site is southeast 
of the I-405/SR-133 interchange. Various warehouse, medical and science, and office uses are 
located north of I-405. The area to the south of the project site is designated open space. 
 
The project site is relatively flat. A temporary parking and construction staging area for the 
Laguna Altura Community is located in the western portion of the site.  
 
The northern portion of the site has not been used for agricultural production since 2000. There 
is no important farmland designated on the project; the site is designated Grazing Land. 
Vegetation on the northern portion of the project site consists of annual grassland; mixed sage 
scrub-annual grassland is located on the southern portion of the site. No special status plant 
species were observed on the project site during previous or recent surveys (discussed in detail 
in Section IV, Biological Resources). The only Threatened or Endangered wildlife species with 
the potential to occur on the project site is the coastal California gnatcatcher due to the 
presence of limited suitable habitat on the southern portion of the project site, south of Laguna 
Canyon Road. No other Threatened or Endangered wildlife species are expected to occur on 
the project site due to lack of suitable habitat and/or because the project site is outside of the 
species’ known range. The project site is within the Central Subregion of the Orange County 
Central / Coastal Natural Community Conservation Plan/Habitat Conservation Plan 
(NCCP/HCP); however, the site is located within a development area, not within a Habitat 
Reserve (Reserve) area (further discussed under Section IV, Biological Resources, of the Initial 
Study). There are no areas under the jurisdiction of the U.S. Army Corps of Engineers (USACE) 
or California Department of Fish and Wildlife (CDFW) on the project site. 
 
The site was rough-graded between September 2001 and May 2003. An approximate five- to  
35-foot-thick layer of engineered fill was placed across the project site during the rough grading. 
The majority of the engineered fill is underlain by alluvial deposits. Isolated graded areas of the 
south-southwest corner of the project site north of Laguna Canyon Road and the northerly 
boundary of the project site are underlain by shallow Vaqueros Formation bedrock below the 
five-foot-deep minimum section of engineered fill. The majority of the portion of the project site 
south of Laguna Canyon Road is underlain right below the surface by Vaqueros Formation 
bedrock. The northern portion of this parcel was partially graded during the PA 17 grading and 
there is at least five feet of engineered fill in this graded area. 
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The project site is predominately pervious, and storm water runoff generally sheet flows in a 
northwestern direction. There are two retention basins (approximately 200 feet x 120 feet 
located in the central portion of the project site along the western project boundary) that de-silt 
the runoff and direct it via risers to an existing underground storm drain system. In addition, low 
flow and first-flush runoff is directed via a weir located in the southwestern portion of the project 
site to the off-site regional Irvine Ranch Water District (IRWD) Natural Treatment System (NTS) 
water quality detention basin located immediately west of Laguna Canyon Road and south of  
I-405. The existing on-site and regional underground storm drain systems that serve the project 
site include, but are not limited to a 30-inch reinforced concrete pipe (RCP) in Laguna Canyon 
Road, a 102-inch RCP which traverses the project site, and a double 12-foot by 6-foot 
reinforced concrete box (RCB) located in the northern portion of the project site. As part of the 
overall drainage plans for PA 17, these drainage facilities have been sized to handle impervious 
flow from the future development of the site. Adequate connection points for storm drain, water, 
and sewer are available on site or at the project boundary to serve the proposed project. The 
project site is not within a 100-year floodplain. 
 
With initial development within PA 17, public improvements including backbone wet and dry 
utility infrastructure were installed within or in the vicinity of the proposed project to serve future 
development of the project site. This includes water (domestic and reclaimed) and wastewater 
lines (IRWD), natural gas lines (Southern California Gas), electric lines (Southern California 
Edison), and communication lines (AT&T and Cox Communications).  
 
Project Description 
 
The proposed project involves a GPA and Zone Change to reallocate non-residential 
development intensity from PA 33 (Irvine Spectrum Center) to PA 17 (Quail Hill). The overall 
square footage contemplated in the General Plan would not be increased and existing land use 
and zoning designations in PA 17 and PA 33 would not be changed. No development is 
proposed in PA 33 as part of the proposed project. 
 
The proposed GPA and Zone Change would: 
 

• Amend General Plan Land Use Element Table A-1 to transfer 600,000 sf of non-
residential intensity from PA 33 Regional Commercial to PA 17 Research / Industrial 
land use categories;  

• Revise Section 9-33-3 of the Irvine Zoning Code to reduce the total permitted 
Commercial intensity in PA 33 by 600,000 sf; and 

• Revise Section 9-17-3 of the Irvine Zoning Code to increase 5.5C Medical and Science 
intensity in PA 17 by 600,000 sf. 
 

The 600,000 square feet of intensity is being taken from five separate areas within PA 33:  
(1) 71,000 square feet from Traffic Analysis Zone (TAZ) 347, (2) 244,000 square feet from TAZ 
349, (3) 98,000 square feet from TAZ 355, (4) 184,000 square feet from TAZ 359 and (5) 3,000 
square feet from TAZ 353. These areas are zoned 4.7 Irvine Center Urban Commercial and 4.8 
Irvine Center Garden Commercial. The specific location of these areas is indicated on Exhibit 7.  
 
The approximately 77.3-acre project site (refer to Exhibit 2) is the “receiving site” for the 
transferred square footage described above. While the development standards and land use 
regulations for the 5.5C Medical and Science zoning designation allow for various types of 
permitted and conditionally permitted uses, the proposed project includes a Master Plan 
application and tract map to develop the project site with 1,660,000 sf of office uses set within a 
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campus setting. These actions are analyzed concurrently with the proposed amendments to the 
General Plan and Zoning Ordinance. The Master Plan application includes, but is not limited to, 
the following information: general building elevations and landscaping; building locations; site 
access; on-site pedestrian and vehicular patterns; and parking. A conceptual site plan is 
provided in Exhibit 3. 
 
As shown on Exhibit 3, there would be multiple buildings developed as part of the proposed 
office campus; these buildings are proposed to be up to six levels above ground. Parking would 
be provided in surface lots and multi-level parking structures. On-site circulation and utility 
infrastructure (e.g., water, wastewater, drainage, electric and natural gas) would be provided, as 
necessary, to serve the proposed uses, and would connect to existing roadways and public 
backbone utility infrastructure (water, wastewater, drainage, natural gas, and electric) that have 
already been constructed within and adjacent to the project site. Structural and non-structural 
water quality best management practices (BMPs) would be implemented in compliance with 
applicable regulations. No off-site roadway or utility improvements are expected to be required, 
except as necessary to connect to existing facilities. As discussed in the Initial Study, project-
specific utility studies and a traffic study will be prepared to confirm no off-site improvements are 
required.  Landscaping would be provided throughout the project site.  
 
Construction of the proposed project is expected to be initiated in early 2015. The project would 
be phased, and development of the project site is proposed to be limited to 1,060,000 sf by 
2017. The remaining 600,000 sf would be constructed after this timeframe based on market 
demands.  
 
Incorporated by Reference 
 
In accordance with Section 15150 of the State CEQA Guidelines, an EIR may incorporate by 
reference all or portions of another document that is a part of public record or is generally 
available to the public. The previously prepared EIRs and environmental analyses listed below 
were relied upon or consulted in the preparation of this Initial Study, and are hereby 
incorporated by reference:  
 
PA 17 

• City of Irvine Planning Area 17 Zone Change and Master Plan Final Environmental 
Impact Report (SCH No. 2000021051, September 2000). This Program EIR addresses 
potential environmental effects associated with implementation of a GPA (41020-GA), a 
Zone Change (41021-ZC), and Master Plan (41022-MP). Most relevant to the proposed 
project, this EIR addresses the development of 1,060,000 sf of Medical and Science 
uses on the project site.  
 

• City of Irvine Addendum to Program EIR for Planning Area 17, Tentative Tract 
16177 (SCH No. 2000021051, July 2001). This Addendum was prepared for Tentative 
Tract 16177 and increases the maximum amount of dwelling units in PA 17 from 2,375 
to 2,553 (an increase of 178 units). 

 
• City of Irvine Addendum to Program EIR for Planning Area 17, Zone Change 

00314499-PZC and Conditional Use Permit 00312811-PCPU for the Bridge Housing 
Project (SCH No. 2000021051, June 2002). This Addendum addresses the impacts 
associated with construction and operation of a 120-unit affordable housing project as a 
conditionally permitted use in the 5.5G Medical Science zone in PA 17. The site of the 
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affordable housing is west of Laguna Canyon Road and south of I-405, adjacent to the 
subject project site.  
 

PA 33 
• City of Irvine Final Program EIR for the Irvine Center Development Agreement 

(SCH No. 83061702, August 1983). This EIR addresses the development allowed in  
PA 33 under the Irvine Center Development Agreement; this is referred to throughout 
this Initial Study as the previously entitled non-residential development in PA 33 that is 
being transferred to PA 17. This non-residential intensity is assumed in the analysis for 
the proposed project (population and housing, public services, and recreation).  
 

• City of Irvine General Plan Amendment 16 Final EIR (SCH No. 8703111, October 
1989). The alternatives analysis in this EIR addresses various alternatives for 
rearranging land use designations in the City with the goal of gaining permanent open 
space in exchange for development in other areas. Additionally, GPA 16 adds 
approximately 1.5 million sf of development intensity to PA 33 and establishes the 
Research and Industrial Land Use Classification for the proposed project site within  
PA 17.  

 
Anticipated Discretionary Approvals 
 
The City, as the Lead Agency, is expected to use the information contained in the EIR for 
consideration of the following approvals related to and involved in the implementation of the 
proposed project.  
 

• Adoption of the CEQA Analysis. The proposed project requires acceptance of the 
environmental document as having been prepared in compliance with CEQA and the 
State and City CEQA Guidelines, and certification that the data were considered in the 
final decisions on the project. 

• General Plan Amendment. The proposed project requires an amendment to the 
General Plan, as described above.  

• Zoning Code Amendments. The proposed project requires an amendment to the 
Zoning Code, as described above. 

• Master Plan. Consistent with Section 5-4-4 of the Irvine Zoning Code development of 
the proposed 1,660,000 sf of office uses requires a Master Plan, as it is located within 
the San Joaquin Hillside Overlay Zone. 

• Vesting Tentative Parcel Map. A Vesting Tentative Parcel Map (Map) will also be 
submitted with the Master Plan for the project site. The proposed Map will incorporate 
two parcels that the California Department of Transportation (Caltrans) returned to the 
Irvine Company as part of the widening of SR-133 along the project frontage in PA 17. 
Additionally, the proposed Map will modify the currently approved parcel lines to 
accommodate the site development in accordance with the proposed Master Plan for the 
site. 
 

Ministerial permits or approvals (e.g., grading permits, building permits and street work permits) 
would be issued by the City or other appropriate agencies in order to allow site preparation, 
street work permits, and construction of the proposed project and connections to off-site utility 
infrastructure. 
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Evaluation of Environmental Impacts 

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

 
2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as 

well as project-level, indirect as well as direct, and construction as well as operational impacts. 
 
3) Once the lead agency has determined that a particular physical impact may occur, then the checklist answers 

must indicate whether the impact is potentially significant, less than significant with mitigation, or less than 
significant. “Potentially Significant Impact” is appropriate if there is substantial evidence that an effect may be 
significant. If there are one or more “Potentially Significant Impact” entries when the determination is made, an 
EIR is required. 

 
4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the incorporation of 

mitigation measures has reduced an effect from “Potentially Significant Impact” to a “Less Than Significant 
Impact.” The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect 
to a less than significant level (mitigation measures from Section XVII, “Earlier Analyses,” may be cross-
referenced). 

 
5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an affect has 

been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In this case, a brief 
discussion should identify the following: 

 
a) Earlier Analysis Used. Identify and state where they are available for review. 
 
b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the scope of 

and adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether 
such effects were addressed by mitigation measures based on the earlier analysis. 

 
c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures Incorporated,” 

describe the mitigation measures which were incorporated or refined from the earlier document and the 
extent to which they address site-specific conditions for the project. 

 
6) Lead agencies are encouraged to incorporate into the checklist references to information sources for potential 

impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document 
should, where appropriate, include a reference to the page or pages where the statement is substantiated. 

 
7) Supporting Information Sources: A source list should be attached, and other sources used or individuals 

contacted should be cited in the discussion. 
 
8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should 

normally address the questions from this checklist that are relevant to a project’s environmental effects in 
whatever format is selected. 

 
9) The explanation of each issue should identify: 
 

a) The significance criteria or threshold, if any, used to evaluate each question; and 
 
b) The mitigation measure identified, if any, to reduce the impact to less than significance. 
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I.   AESTHETICS 
 
With the exception of the approved Medical and Science uses on the project site, the PA 17 Approved Project has been 
developed / built and rough grading of the northern portion of the project site has occurred. 
 
Summary of the PA 17 Final EIR 
 
The PA 17 Final EIR and associated Addenda identified that development of PA 17 required extensive alteration of 
landforms to accommodate the proposed uses and roadways. Much of this disturbance resulted from grading for the 
road right-of-ways and building pads. Approximately 659 acres were left in a natural condition as open space 
preservation areas (Implementation Districts “I” and “K” and Minor Preservation Areas P-10 and P-13). This dedication 
permanently protected a large open space area with significant visual quality and partially mitigated the visual impact of 
the PA 17 Approved Project. Approximately 534 acres were developed as Medium Density Residential, Community 
Commercial, Medical and Science, and Institutional land uses. Based on the conceptual grading plan, approximately 8.4 
million cubic yards of cut and fill were balanced on site within the planning area. This total includes grading required to 
remedy on-site landslides and other geotechnical hazards.  
 
It was also identified that the PA 17 Approved Project created a new source of nighttime illumination. Additional lighting 
was needed to provide nighttime street and building illumination for the PA 17 Approved Project within the project site. 
Other sources of light include security lighting, nighttime traffic, and light associated with the nighttime use of the 
residential and non-residential uses in other areas of PA 17. Lighting in the northern portion of the PA 17 development 
area was readily visible due to its relatively low elevation and the intervening I-405. Also, street lighting was the 
minimum amount of lighting necessary to be consistent with the Irvine Uniform Security Code and therefore, would not 
cause a significant impact. 
 
Applicable City of Irvine Plans, Policies, and Programs 
 
The City’s Plans, Policies, and Programs (PPPs) include local, State, and federal regulations, including the City’s 
Standard Conditions (SCs), which are provided in the City’s CEQA Manual. Because they are existing requirements, the 
project’s compliance with PPPs is assumed in the analysis presented in this Initial Study. SCs will be included in the 
Mitigation Monitoring and Reporting Program (MMRP) for the proposed project.   MM 1.2 / SC 3.2, adopted as part of 
the PA 17 Final EIR, is replaced with and superseded by current SC 3.6 provided below. 
 

SC 3.6 (Site Lighting Requirements). Prior to the issuance of building permits, the applicant shall demonstrate 
they have met the Irvine Uniform Security Code requirements for lighting by providing the below listed items for 
a complete review by the Police department. Failure to provide a complete lighting package will result in the 
delay of satisfaction of this condition. 

a. Electrical plan showing light fixture locations, type of light fixture, height of light fixture, and point-by-
point photometric lighting analysis overlaid on the landscape plan with a tree legend. The photometric 
plan should only show those fixtures used to meet the Irvine Uniform Security Code requirements.  

b. Corresponding fixture cut-sheets (specifications) of those lights used to meet the Irvine Uniform Security 
Code.  

c. Site plan demonstrating that landscaping shall not be planted so as to obscure required light levels.  
d. Site plans that are full-scale and legible. 

 
Irvine Zoning Ordinance, Chapter 3-16 (Lighting). As required by Chapter 3-16 of the City’s Zoning 
Ordinance, outdoor lighting is required to be designed and installed so that all direct rays are confined to the site 
and adjacent properties are protected from glare. The level of lighting on the site shall comply with the 
requirements of the City’s Uniform Security Code (Irvine Municipal Code, Title 5, Division 9, Chapter 5). 
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Applicable PA 17 Final EIR Mitigation Measures  
 
The following applicable MM from the PA 17 Final EIR is incorporated as part of the proposed project and is assumed in 
the analysis presented in this section. This MM will be included in the MMRP for the proposed project. 
 

MM 1.4 Prior to the approval of each tentative tract map, the applicant shall submit a street lighting plan for 
review and approval by the Department of Public Works. The plan shall include the amount, 
location, height and intensity of internal and loop street lighting limited to the minimum necessary for 
public safety in order to maintain the hillside character of the community and reduce nighttime glare.

Would the project: 

a) Have a substantial adverse effect on a scenic vista? 
Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 1)  

The City of Irvine General Plan’s Land Use Element identifies “major views” on Figure A-4, Scenic Highways. There are 
no major views identified on Figure A-4 that would include views of the project site. A major view is identified south of 
the project site looking south along SR-133. The proposed project would not result in the development of any uses or 
areas that were not part of the PA 17 Approved Project, with the exception of the net 1.4 acres acquired from Caltrans at 
the northwest corner of the intersection of Laguna Canyon Road and SR-133, and would not result in substantial 
landform alteration since the Project site is relatively flat. Additionally, the office uses proposed with the proposed project 
are consistent with the type of development assumed in the aesthetics analysis in the PA 17 Final EIR for Medical and 
Science uses on the project site. It is expected that natural landforms that exist south of the project site would obstruct 
views of the proposed development for motorists traveling northbound on SR-133 south of the project site. While the 
project site is not within a designated scenic vista, further project-specific evaluation of this issue will be addressed in 
the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 1, 2, 3)  

As shown on Exhibit 2, the project site is bordered by SR-133 to the east and I-405 to the north. The project site has 
historically been used for agricultural production. Currently, there is an existing temporary parking area and construction 
staging area located in the western portion of the project site. There are no significant trees, rock outcroppings or 
buildings located on the project site. 
 
According to the California Scenic Highway Mapping System, the project site is not located within a State scenic 
highway. However, Figure A-4, Scenic Highways, of City of Irvine General Plan’s Land Use Element, identifies the 
portion of SR-133 south of I-405 as a scenic highway with rural or natural character, and I-405 as a scenic highway with 
urban character. The project site can be viewed by motorists traveling on SR-133 generally between I-405 and Laguna 
Canyon Road and by motorists traveling on I-405 in both directions. The proposed project would not result in the 
development of any uses or areas that were not assumed as part of the PA 17 Approved Project, with the exception of 
the net 1.4 acres acquired from Caltrans at the northwest corner of the intersection of Laguna Canyon Road and 
SR-133; however, further project-specific evaluation is required to determine whether the proposed office uses and 
building heights would impact views from City-designated scenic highways and would result in any new impacts 
compared to those identified in the PA 17 Final EIR for the PA 17 Approved Project. This issue will be addressed in the 
Draft SEIR. 
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c) Substantially degrade the existing visual character or 
quality of the site and its surroundings? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 3)  

The proposed project would not result in the development of any uses or areas that were not assumed as part of the PA 
17 Approved Project, with the exception of the net 1.4 acres acquired from Caltrans at the northwest corner of the 
intersection of Laguna Canyon Road and SR-133. However, as identified in the PA 17 Final EIR, the visual character of 
the project site, which has been rough graded and is relatively flat, would be altered. Further project-specific evaluation 
is required to determine whether the proposed office uses and building heights would substantially degrade the existing 
visual character or quality of the project site and its surroundings and result in new impacts compared to those identified 
in the PA 17 Final EIR for the PA 17 Approved Project. This issue will be addressed in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 3, 4)  

As identified in the PA 17 Final EIR and associated Addenda, the PA 17 Approved Project would require additional 
lighting to provide nighttime street and building illumination. The project site is currently subject to nighttime lighting from 
surrounding residential uses; to light standards along Laguna Canyon Road, SR-133 and I-405; and to light from motor 
vehicles traveling along these roadways. The proposed project would not result in the development of any uses or areas 
that were not assumed as part of the PA 17 Approved Project, with the exception of the net 1.4 acres acquired from 
Caltrans at the northwest corner of the intersection of Laguna Canyon Road and SR-133. The PA 17 Approved Project 
and the proposed project would include a variety of outdoor lighting, such as building-mounted and walkway area 
security lighting; landscape enhancements and other ornamental lighting; and possibly other light fixtures in parking 
areas. However, consistent with the analysis presented in the PA 17 Final EIR, lighting would be directed into the project 
site to avoid spillover into adjacent areas. As required by SC 3.6, Site Lighting Requirements, and in compliance with 
Chapter 3-16 (Lighting) of the Irvine Zoning Code, new sources of outdoor lighting would be the minimum necessary 
consistent with the Irvine Uniform Security Code, and would not cause a significant impact. Additionally, as required by 
the PA 17 Final EIR MM 1.4, a street lighting plan would be prepared to ensure lighting is limited to the minimum 
necessary for public safety in order to maintain the hillside character of the community and to reduce nighttime glare. No 
additional mitigation is required. No new impacts would result with the proposed project as compared to the PA 17 
Approved Project and no further evaluation of this issue is required in the Draft SEIR.  

Conclusion: Further evaluation of the proposed project for Thresholds “a”, “b” and “c”, which address visual impacts to 
a scenic vista and within a scenic highway, and the potential to degrade the visual character of the site and surrounding 
areas, is required and will be included in the Draft SEIR. 
 
With respect to potential impacts related to Threshold “d” (light/glare), no new impacts would result with the proposed 
project as compared to the PA 17 Approved Project. With regard to Section 15162 of the State CEQA Guidelines: 
 

1) The proposed project does not propose substantial changes to the PA 17 Approved Project; 
2) No changes have occurred with respect to the circumstances under which development of the project site is 
undertaken; and  
3) No new information of substantial importance was found which would (a) create new significant impacts, 
(b) increase the severity of previously examined effects, (c) determine that mitigation measures or alternatives 
previously found not to be feasible would in fact be feasible, or (d) introduce mitigation measures which are 
considerably different from those analyzed in the previous documents.  

 
For these reasons, there are no major revisions required to the analysis of scenic vistas and light/glare provided in the 
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PA 17 Final EIR. No new impacts would result with the proposed project as compared to the PA 17 Approved Project 
and no further evaluation of these issues is required in the Draft SEIR. 

II. AGRICULTURE & FORESTRY RESOURCES 
 
With the exception of approved Medical and Science uses on the project site, the PA 17 Approved Project has been 
developed / built and rough grading of the northern portion of the project site has occurred. 
 
Summary of the PA 17 Final EIR 
 
The PA 17 Final EIR and associated Addenda concluded that the proposed development of PA 17 did not conflict with a 
Williamson Act Contract or existing zoning for agricultural uses. The PA 17 Final EIR and associated Addenda 
concluded that implementation of the PA 17 Approved Project resulted in the loss of 522 acres of land in agricultural 
production as well as the permanent loss of Prime and Unique Farmlands, as designated by the California Department 
of Conservation. This impact was determined to be significant and unavoidable and a Statement of Overriding 
Considerations was adopted. 

Would the project: 

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 5)  

The proposed project would not develop any areas that were not part of the PA 17 Approved Project, with the exception 
of the net 1.4 acres acquired from Caltrans at the northwest corner of the intersection of Laguna Canyon Road and 
SR-133. While the project site was identified in the PA 17 Final EIR as Prime Farmland, based on current farmland 
mapping published by the California Department of Conservation, the project site is designated in the Farmland 
Mapping and Monitoring Program (FMMP) as Grazing Land (refer to Exhibit 4). Adjacent areas are designated as 
Grazing Land, Urban and Built Up Land, and Other Land. No portion of the project site, including the area acquired from 
Caltrans, is located on land designated as Prime Farmland, Unique Farmland, or Farmland of Statewide Importance. 
Therefore, no impact would result with implementation of the PA 17 Approved Project or the proposed project. No new 
impacts would result with the proposed project as compared to the PA 17 Approved Project, and no further evaluation of 
this issue is required in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 1, 6, 7)  

The City of Irvine General Plan’s Land Use Element designates the project site as Research and Industrial and the site 
is zoned 5.5C Medical and Science per the Irvine Zoning Code. Neither the land use designation nor zoning of the 
project site support agricultural activity. Additionally, the City of Irvine General Plan’s Conservation and Open Space 
Element (Figure L-2, Conservation and Open Space) does not identify the Project site as an area of agricultural 
production. No portion of the project site is covered by a Williamson Act Contract. Therefore, development of the project 
site with the PA 17 Approved Project or the proposed project, including the net 1.4 acres acquired from Caltrans, would 
not conflict with a Williamson Act contract or with existing zoning for agricultural use. No new impacts would result with 
the proposed project as compared to the PA 17 Approved Project, and no further evaluation of this issue is required in 
the Draft SEIR. 
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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))? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 1, 7)  

The City of Irvine General Plan’s Land Use Element designates the project site as Research and Industrial and the site 
is zoned 5.5C Medical and Science per the Irvine Zoning Code. There are no area zoned for forest land or timber land 
within the City and no such resources exist in the City. Therefore, development of the project site with the PA 17 
Approved Project and the proposed project, including the net 1.4 acres acquired from Caltrans, would not conflict with 
existing zoning, nor would it cause rezoning of forest land, timberland, or timberland zoned Timberland Production. No 
new impacts would result with the proposed project as compared to the PA 17 Approved Project, and no further 
evaluation of this issue is required in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 3)  

There are no forest lands on the project site or in the surrounding area. Therefore, development of the project site with 
the PA 17 Approved Project and the proposed project, including the net 1.4 acres acquired from Caltrans, would not 
result in a loss or conversion of forest land to non-forest use. No new impacts would result with the proposed project as 
compared to the PA 17 Approved Project, and no further evaluation of this issue is required in the Draft SEIR. 

e) Involve other changes in the existing environment 
which, due to their location or nature, could result in 
conversion of Farmland, to nonagricultural use or 
conversion of forest land to non-forest use? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 1, 3, 5, 6, 7)  

As discussed under Thresholds “a” through “d” above, the project site and surrounding areas do not support agricultural 
or forest lands. Therefore, development of the project site with the PA 17 Approved Project and the proposed project, 
including the net 1.4 acres acquired from Caltrans, would not result in the conversion of farmland to nonagricultural use 
or conversion of forestland to non-forest use. No new impacts would result with the proposed project as compared to the 
PA 17 Approved Project, and no further evaluation of this issue is required in the Draft SEIR. 

Conclusion: Because the project site no longer contains Prime Farmland or other important farmland, is no longer used 
for agricultural production, and does not include forest resources, no new impacts to agricultural or forest resources 
would result with the proposed project as compared to the PA 17 Approved Project. With regard to Section 15162 of the 
State CEQA Guidelines:  
 

1) The proposed project does not propose substantial changes to the PA 17 Approved Project; 
2) No changes have occurred with respect to the circumstances under which development of the project site is 
undertaken; and  
3) No new information of substantial importance was found which would (a) create new significant impacts, (b) 
increase the severity of previously examined effects, (c) determine that mitigation measures or alternatives 
previously found not to be feasible would in fact be feasible, or (d) introduce mitigation measures which are 
considerably different from those analyzed in the previous documents. 
  

For these reasons, there are no major revisions required for the analysis of agriculture and forest land resources 
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provided in the PA 17 Final EIR. No new impacts would result with the proposed project as compared to the PA 17 
Approved Project and no further evaluation of these issues is required in the Draft SEIR. 

III. AIR QUALITY 
 
With the exception of approved Medical and Science uses on the project site, the PA 17 Approved Project has been 
developed / built and rough grading of the northern portion of the project site has occurred. 
 
Summary of the PA 17 Final EIR 
 
The PA 17 Final EIR and its associated Addenda identified that construction activities associated with implementation of 
the PA 17 Approved Project would cause significance thresholds for respirable particulate matter with a diameter of 10 
microns or less (PM10) to be exceeded even if dust-control measures were implemented. Construction equipment 
exhaust emissions were shown to potentially exceed significance thresholds for emissions of nitrogen oxides (NOX). 
These impacts were considered significant and unavoidable. Emissions of other criteria pollutants were determined to 
be less than significant. 
 
The PA 17 Final EIR also stated that development of the PA 17 Approved Project generated vehicular trips and required 
consumption of electricity and natural gas, producing non-point source emissions. The resulting emissions would be in 
exceedance of the South Coast Air Quality Management District (SCAQMD) significance thresholds for carbon 
monoxide (CO), reactive organic gasses (ROGs), NOX, and PM10. These impacts were considered significant and 
unavoidable. A Statement of Overriding Considerations was adopted concurrent with PA 17 Final EIR certification for 
significant and unavoidable air quality impacts. Mitigation measures from the PA 17 Final EIR that are applicable to the 
Modified Project will be identified in the Draft SEIR based on the results of the project-specific impact analysis. 

Would the project: 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x 

(Source: 8) 
Air quality in Orange County is regulated by the SCAQMD, which is the agency principally responsible for 
comprehensive air pollution control in the South Coast Air Basin (SoCAB). The SCAQMD develops rules and 
regulations; establishes permitting requirements for stationary sources; inspects emissions sources; and enforces such 
measures through educational programs or fines, when necessary. The SCAQMD is directly responsible for reducing 
emissions from stationary (area and point), mobile, and indirect sources. It has responded to this requirement by 
preparing a sequence of Air Quality Management Plans (AQMPs).  

The two principal criteria for conformance to an AQMP are: 1) whether the project would result in an increase in the 
frequency or severity of existing air quality violations, cause or contribute to new violations, or delay timely attainment of 
air quality standards, and 2) whether the project would exceed the assumptions in the AQMP. The proposed project 
would involve the development of office uses in PA 17 consistent with the existing City of Irvine General Plan land use 
and zoning designation, and would transfer 600,000 sf of non-residential intensity from PA 33 (Regional Commercial) to 
PA 17 (Research and Industrial). The proposed project would not exceed the growth assumptions in the AQMP related 
to non-residential development; however, further evaluation in the Draft SEIR is required to determine whether the 
proposed project would conflict with the AQMP based on the factors identified in Criterion 1 (above) related to air quality 
violations. Mitigation measures will be identified in the Draft SEIR. 
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b) Violate any air quality standard or contribute 
substantially to an existing or projected air quality 
violation? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x 

Consistent with the analysis presented in the PA 17 Final EIR and its associated Addenda for the PA 17 Approved 
Project, during the construction period for the proposed project, air pollutants would be emitted by off-road and on-road 
construction equipment and worker vehicles, and fugitive dust would be generated during earth-moving and grading 
activities on site. During operation, air pollutants would be emitted by consumer products and by area and mobile 
sources. Further evaluation is required in the Draft SEIR to determine the proposed project’s potential to violate any air 
quality standards or contribute substantially to an existing or projected air quality violation. Mitigation measures will be 
identified in the Draft SEIR, if required. 

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)? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x 

(Source: 8) 

Consistent with the analysis presented in the PA 17 Final EIR and its associated Addenda for the PA 17 Approved 
Project, air pollutants would be emitted during construction and operation of the proposed project. The SoCAB is 
currently a nonattainment area for ozone (O3), nitrogen dioxide (NO2), PM10, fine particulate matter with a diameter of 
2.5 microns or less (PM2.5), and lead. Therefore, further evaluation is required in the Draft SEIR to determine the 
potential for the proposed project to result in cumulative regional emissions of volatile organic compounds (VOCs), 
nitrogen oxides (NOX, which are O3 precursors), as well as PM10 and PM2.5 during construction and operation. Mitigation 
measures will be identified in the Draft SEIR, if required. 

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x 

(Source: 9) 

Some members of the population are especially sensitive to air pollutant emissions and should be given special 
consideration when evaluating air quality impacts from projects. These sensitive receptors include children; the elderly; 
persons with pre-existing respiratory or cardiovascular illness; and athletes and others who engage in frequent exercise. 
The SCAQMD defines structures that house these persons or places where they gather (i.e., residences, schools, 
playgrounds, child care centers, convalescent centers, retirement homes, and athletic fields) as sensitive receptors. 
There are no existing sensitive receptors on the project site. The nearest sensitive receptors to the project site are 
residents within the Laguna Canyon Apartment Community to the west of the project site across Laguna Canyon Road. 
Further evaluation is required in the Draft SEIR to determine whether the proposed project would expose sensitive 
receptors to significant construction emissions, to CO hotspots, and to toxic air contaminants (during construction and 
operation). Mitigation measures will be identified in the Draft SEIR, if required. 
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e) Create objectionable odor affecting a substantial 
number of people? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

  x  
(Source: 9)  

Construction of the PA 17 Approved Project and the proposed project would involve equipment and activities that would 
generate odors. Potential construction odors include the on-site construction equipment’s diesel exhaust and roofing, 
painting, and paving operations. There would be situations where construction activity odors would be noticed by the 
existing population in the immediate vicinity. These odors would be temporary and would dissipate rapidly from the 
source (i.e., the project site) with an increase in distance. As such, there would be a less than significant impact. No 
mitigation would be required.  
 
As identified in the SCAQMD’s 1993 CEQA Air Quality Handbook, land uses associated with odor complaints typically 
include agricultural uses, wastewater treatment plants, food processing plants, chemical plants, composting, refineries, 
landfills, dairies, and fiberglass molding. As identified in the Initial Study prepared for the PA 17 Draft EIR, based on 
allowed uses in the 5.5C Medical and Science zone, there is a potential for odor depending on the developed use; 
however, the proposed project plans for the development of office uses on the project site. As such, the proposed 
project would not include any SCAQMD-identified uses as being associated with odors. Typical odors generated from 
the proposed office buildings would include equipment exhaust and fertilizers used for landscape maintenance, similar 
to odors that occur at existing residential and non-residential land uses in PA 17. The proposed project would have a 
less than significant impact related to objectionable odors and no mitigation is required. No new impacts would result 
with the proposed project as compared to the PA 17 Approved Project, and no further evaluation of this issue is required 
in the Draft SEIR. 

Conclusion: Further evaluation of the proposed project for air quality Thresholds “a” through “d” is required and will be 
included in the Draft SEIR. 
 
With respect to potential impacts related to Threshold “e” (odors), no new impacts would result with the proposed project 
as compared to the PA 17 Approved Project. In regard to Section 15162 of the State CEQA Guidelines: 
 

1) The proposed project does not propose substantial changes to the PA 17 Approved Project; 
2) No changes have occurred with respect to the circumstances under which development of the project site is 
undertaken; and  
3) No new information of substantial importance was found which would (a) create new significant impacts, 
(b) increase the severity of previously examined effects, (c) determine that mitigation measures or alternatives 
previously found not to be feasible would in fact be feasible, or (d) introduce mitigation measures which are 
considerably different from those analyzed in the previous documents. 

 
For these reasons, there are no major revisions required to the analysis of odors provided in the PA 17 Final EIR. No 
new impacts would result with the proposed project as compared to the PA 17 Approved Project and no further 
evaluation of this issue is required in the Draft SEIR. 
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IV. BIOLOGICAL RESOURCES 
 
With the exception of approved Medical and Science uses on the project site, the PA 17 Approved Project has been 
developed / built and rough grading of the northern portion of the project site has occurred. 
 
Summary of the PA 17 Final EIR 
 
The PA 17 Final EIR and its associated Addenda concluded that implementation of the PA 17 Approved Project 
impacted a total of 20.56 acres of natural vegetation types and 522.21 acres of agriculture and associated facilities 
through construction activities and stream modification, including deposition of fill due to mass grading. This included a 
total of 0.50 acre of disturbed southern willow scrub, which was considered a significant impact due to the loss of 
riparian habitat throughout Southern California. It was also concluded that implementation of the PA 17 Approved 
Project resulted in the loss of 0.94 acre of coastal sage scrub habitat; this was considered a significant impact due to 
this habitat type’s ability to support Threatened and Endangered plant and wildlife species, including the coastal 
California gnatcatcher (Polioptila californica californica). In addition to these direct impacts, it was identified that the 
Orange County Central / Coastal Subregional NCCP / Open Space Reserve (Reserve) may be subject to human 
intrusion and secondary impacts related to construction and development within PA 17. The only habitat linkage 
identified in the NCCP Reserve in relation to PA 17 is between the PA 17 area and the Shady Canyon Community and 
was preserved through project design; therefore, no significant impacts to wildlife movement were identified. The PA 17 
Final EIR concluded that potential impacts to biological resources were reduced to less than significant levels with 
implementation of identified mitigation measures. 

Applicable City of Irvine Plans, Policies, and Programs 
 
The City’s PPPs include local, State, and federal regulations, including the City’s SCs, which are provided in the City’s 
CEQA Manual. Because they are existing requirements, the project’s compliance with PPPs is assumed in the analysis 
presented in this Initial Study. SCs will be included in the MMRP for the proposed project.  
 
MM 4.1 / SC 2.6, adopted as part of the PA 17 Final EIR, is replaced with and superseded by SC 2.20, SC 6.10 and SC 
6.11, provided below.  
 

SC 2.20 (Wildlife Habitat Clearance). Prior to the issuance of permits for any grading activity including, but not 
limited to, clearing, grubbing, mowing, disking, trenching, grading, fuel modification, agriculture planting activity, 
and/or other related construction activity for a project that will involve removal of native plant communities and 
wildlife habitat, the applicant shall obtain written authorization from the appropriate federal, state and local 
agencies having jurisdiction over the habitat area. The authorization shall state that said activity complies with 
the regulations enforced by those agencies. Additionally, any mitigation requirements set forth by such agencies 
shall be incorporated Into the project's final design plans. This written authorization, along with plans and 
mitigation measures, shall be submitted to the Director of Community Development for review and shall have 
been approved by the Director prior to issuance of a permit for any grading activity. 
 
SC 6.10 (Open Space Education). For any project adjacent to open space, the project applicant or subsequent 
builder shall distribute a wild land interface brochure to all owners, residents, and/or tenants (to be obtained 
from The Nature Reserve of Orange County www.naturereserveoc.org) to educate owners, residents, and/or 
tenants of the responsibilities associated with living at the wild land interface. The brochure shall address 
relevant issues, including the role of natural predators in the wild lands and how to minimize impacts of human 
and domestic pets on native communities and their inhabitants. 
 
SC 6.11 (Open Space Landscaping). Prior to the issuance of landscape construction plans for lots adjacent to 
any open space areas, the interface between the natural and developed areas shall be designed to employ 
techniques to minimize slopes and decrease slope angles, as well as, where appropriate, recreate natural 
features (i.e., drainage courses, rock outcroppings, landscaping, etc.), especially within areas adjacent to the 
Natural Communities Conservation Plan (NCCP) Reserve, pursuant to the provisions of the approved NCCP / 
Habitat Conservation Plan. The landscape plans shall be reviewed by the Director of Community Services, and 
approved by the Director of Public Works, with regard to the landscaped interface. 
 



 

22  

Applicable PA 17 Final EIR Mitigation Measures 
 
The following applicable MMs from the PA 17 Final EIR are incorporated as part of the proposed project and assumed in 
the analysis presented in this section. These MMs will be included in the MMRP for the proposed project.  
 

MM 4.5 Prior to the issuance of the first preliminary or precise grading permit, the applicant shall provide 
letters from a USFWS/CDFG approved biologist. The letters shall state that these individuals have 
been retained by the applicant, and that the consultant(s) will monitor all grading and other 
significant ground disturbing activities in or adjacent to areas of coastal sage scrub or NCCP 
Reserve areas. The consultant(s) shall monitor these activities to ensure that the applicant complies 
with the NCCP/HCP Implementing Agreement (IA) which specifies measures that must be taken to 
minimize impacts to the reserve areas during construction including: 

 
a. To the maximum extent practicable, no grading of CSS habitat that is occupied by nesting 

gnatcatchers will occur during the breeding season (February 15 through July 15). It is 
expressly understood that this provision and the remaining provisions of these “construction-
related minimization measures,” are subject to public health and safety considerations. These 
considerations include unexpected slope stabilization, erosion control measure and emergency 
facility repairs. In the event of such public health and safety circumstances, land owners or 
public agencies/utilities will provided USFWS/CDFG with the maximum practicable notice (or 
such notice as is specified in the NCCP/HCP) to allow for capture of gnatcatchers, cactus 
wrens, and any other CSS Identified Species that are not otherwise flushed and will carry out 
the following measures only to the extent as practicable in the context of the public health and 
safety considerations. 

b. Prior to the commencement of grading operations or other activities involving significant soil 
disturbance, all areas of CSS habitat to be avoided under the provisions of the NCCP/HCP, 
shall be identified with temporary fencing or other markers clearly visible to construction 
personnel. Additionally, prior to the commencement of grading operations or other activities 
involving disturbance of CSS, a survey will be conducted to locate gnatcatchers and cactus 
wrens within 100 feet of the outer extent of projected soil disturbance activities and the 
locations of any such species shall be clearly marked and identified on the construction/grading 
plans. 

c. A monitoring biologist, acceptable to USFWS/CDFG will be onsite during any clearing of CSS. 
The landowner or relevant public agency/utility will advise USFWS/CDFG at least seven 
calendar days (and preferably 14 calendar days) prior to the clearing of any habitat occupied by 
Identified Species to allow USFWS/CDFG to work with the monitoring biologist in connection 
with bird flushing capture activities. The monitoring biologist will flush Identified Species (avian 
or other mobile Identified Species) from occupied habitat areas immediately prior to brush-
clearing and earth-moving activities. If birds cannot be flushed, they will be captured in mist 
nets, if feasible, and relocated to areas of the site to be protected or to the NCCP/HCP reserve 
system. It will be the responsibility of the monitoring biologist to assure that identified bird 
species will not be directly impacted by brush-clearing and earth-moving equipment in a 
manner that also allows for construction activities on a timely basis. 

d. Following the completion of initial grading/earth movement activities, all areas of CSS habitat to 
be avoided by construction equipment and personnel will be marked with temporary fencing or 
other appropriate markers clearly visible to construction personnel. No construction access, 
parking, or storage of equipment will be permitted within such marked areas. 

e. In areas bordering the NCCP reserve system or Special Linkage/Special Management areas 
containing significant CSS identified in the NCCP/HCP for protection, vehicle transportation 
routes between cut-and-fill locations will be restricted to a minimum number during construction 
consistent with project construction requirements. Waste, dirt or rubble will not be deposited on 
adjacent CSS identified in the NCCP/HCP for protection. Pre-construction meetings involving 
the monitoring biologist, construction supervisors and equipment operators will be conducted 
and documented to ensure maximum practicable adherence to these measures. 

f. CSS identified in the NCCP/HCP for protection and located within the likely dust drift radius of 
construction areas shall be periodically sprayed with water to reduce accumulated dust on the 
leaves as recommended by the monitoring biologist. 
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MM 4.9 This project will involve removal of native plant communities and wildlife habitat. Prior to the 

issuance of permits for any grading activity including but not limited to clearing, grubbing, mowing, 
disking, trenching, grading, fuel modification, agriculture planting activity and/or other related 
construction activity, a qualified biologist with appropriate resource agency permits shall survey the 
construction limits for the presence of occupies nests and/or burrows. The survey shall be 
submitted by the applicant to the Director of Community Development prior to issuance of grading 
permits. In compliance with Section 3505.5 of the California Fish and Game Code, any occupied 
nests/burrows found during survey efforts shall be mapped on the construction plans and protected 
until nesting activity has ended. Nesting activity for raptors in the region of the project site normally 
occurs from February 1 to June 30. To protect any nest/burrow site, the following restrictions on 
construction are required between February 1 and June 30 (or unless nest/burrows are no longer 
active as determined by a qualified biologist): 1) clearing limits will be established a minimum of 
100 feet in any direction from any occupied nest/burrow; 2) access and surveying will not be 
allowed within 50 feet of any occupied nest/burrow. Construction during the non-nesting season, the 
nest/burrow site will be monitored by a qualified biologist, and when the raptor is away from the 
nest/burrow, the biologist will flush any raptor to open space areas. The biologist will then remove 
the nest site or excavate the burrow site with hand tools or fill with soil so owls cannot return to 
burrow site.  

Would the project: 
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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 10, 11, 12)  

The PA 17 Final EIR identified various vegetation types within PA 17; the project site was identified as agriculture and 
associated facilities (AAF). An updated biological literature review and on-site biological survey was conducted on 
October 9, 2013. The 2013 biological survey identified two vegetation types on the project site: annual grassland (AG) 
and mixed sage scrub-annual grassland (MSSG) (refer to Exhibit 5). Both of these vegetation types are identified in the 
PA 17 Final EIR. Small mammal burrows were also identified onsite. Developed areas are associated with the 
temporary construction staging and parking area and occur in the western portion of the project site; this area lacks 
vegetation. 
 
AG comprises approximately 66.8 acres in the northern portion of the project site, including the 1.4 acre area acquired 
from Caltrans at the northwest corner of the intersection of Laguna Canyon Road and SR-133. This portion of the 
project site was previously used for agricultural production, but has not been actively cultivated for over 10 years; 
engineered fill was placed on the site during rough grading that occurred for the PA 17 Approved Project and 
construction along SR-133. AG consists of non-native, weedy grass species and invasive annual species. At the time of 
the biological survey, this portion of the project site had been recently mowed as part of an ongoing weed abatement 
program on the site. Species observed in the AG vegetation type include ripgut grass (Bromus diandrus), slender wild 
oat (Avena barbata), wild oat (Avena fatua), red brome (Bromus madritensis ssp. rubens) and hare barley (Hordeum 
murinum var. leporinum). Mixed sage scrub-annual grassland comprises approximately 2.7 acres in the southern portion 
of the project site. This vegetation type consists of non-native grasses and scattered sage scrub species. Species 
observed in the mixed sage scrub/ AG vegetation type include ripgut grass, wild oat, red brome, California buckwheat 
(Eriogonum fasciculatum), black sage (Salvia mellifera), deerweed (Acmispon glaber var. glaber) and coyote brush 
(Baccharis pilularis ssp. consanguinea).  
 
The PA 17 Final EIR identified sensitive plant and wildlife species with the potential to occur within PA 17 based on the 
literature review conducted at the time the EIR was prepared (1999). As stated above, an updated biological literature 
review was conducted in October 2013. The California Native Plant Society’s (CNPS) Electronic Inventory of Rare and 
Endangered Vascular Plants of California and the CDFW’s California Natural Diversity Database (CNDDB) were 
reviewed to identify special status plants, wildlife, and habitats known to occur in the vicinity of the project site. Database 
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searches included the U.S. Geological Survey’s (USGS) Tustin, Laguna Beach, El Toro and San Juan Capistrano 
7.5-minute quadrangles. The results of the 2013 literature review update the literature review for PA 17 that was 
completed as part of the PA 17 Final EIR.  
 
The 2013 literature review indicates that a total of 31 special status plant species are known to occur in the vicinity of the 
project site. Appendix A to this Initial Study lists these species and identifies their status and potential to occur based on 
the existing habitat. One federally listed Threatened and State-listed Endangered plant species, thread-leaved brodiaea 
(Brodiaea filifolia), has potential to occur on the project site; however, as noted in the PA 17 Final EIR, this species is 
not expected to occur in the impact area. In addition, the project site supports limited suitable habitat for several other 
plant species considered special status by the CNPS California Rare Plant Rank (CRPR). These species include 
Coulter’s saltbush (Atriplex coulteri), Davidson’s saltscale (Atriplex serenana var. davidsonii), intermediate mariposa lily 
(Calochortus weedii var. intermedius), many-stemmed dudleya (Dudleya multicaulis), Palmer’s grapplinghook 
(Harpagonella palmeri), decumbent goldenbush (Isocoma menziesii var. decumbens), Ronbinson’s pepper-grass 
(Lepidium virginicum var. robinsonii), chaparral nolina (Nolina cismontane), Allen’s pentachaeta (Pentachaeta aurea 
ssp. allenii), Nuttal’s scrub oak (Quercus dumosa) and chaparral ragwort (Senecio aphanactis). Due the low quality of 
the on-site habitat, these species are not expected to occur. 
  
The 2013 biological literature review indicates that a total of 38 special status wildlife species are known to occur in the 
vicinity of the project site; however, only Threatened or Endangered species typically present constraints to 
development. Appendix A to this Initial Study lists these species and identifies their status and potential to occur based 
on the existing habitat. Eight wildlife species known to occur in the vicinity of the project site are federally or State-listed 
as Threatened or Endangered. One of these species, the coastal California gnatcatcher, has potential to occur in the 
southern portion of the project site, south of Laguna Canyon Road, due to the presence of limited suitable habitat. In 
addition, the project site supports limited suitable habitat for 16 non-listed special status wildlife species. These species 
include western spadefoot (Spea [Scaphiopus] hammondii), Blainville’s [coast] horned lizard (Phrynosoma blainvillii), 
coastal western whiptail (Aspidoscelis [Cnemidophorus] tigris stejnegeri), orange-throated whiptail (Aspidoscelis 
[Cnemidophorus] tigris stejnegeri), white-tailed kite (Elanus leucurus), Cooper’s hawk (Accipiter cooperii), ferruginous 
hawk (Buteo regalis), burrowing owl (Athene cunicularia), California horned lark (Eremophila alpestris), Southern 
California rufous-crowned sparrow (Aimophila ruficeps canenscens), grasshopper sparrow (Ammodramus savannarum), 
greater bonneted bat (Eumops perotis), Yuma myotis (Myotis ymanensis), big free-tailed bat (Nyctinomops macrotis) 
and San Diego desert woodrat (Neotoma lepida intermedia).  
 
The quality of habitat for wildlife species on the project site is low. A variety of common wildlife species were observed 
on the project site during the 2013 biological survey. No amphibian species were observed during the biological survey. 
One reptile species, western fence lizard (Sceloporus occidentalis), was observed; other reptile species expected to 
occur on the project site would be similar to those identified in the PA 17 Final EIR. Bird species observed on the project 
site during the 2013 biological survey include turkey vulture (Cathartes aura), red-tailed hawk (Buteo jamaicensis), 
killdeer (Charadrius vociferus), rock pigeon (Columba livia), mourning dove (Zenaida macroura), Anna’s hummingbird 
(Calypte anna), black phoebe (Sayornis nigricans), Cassin’s kingbird (Tyrannus vociferans), American crow (Corvus 
brachyrhynchos), bushtit (Psaltriparus minimus), Bewick’s wren (Thryomanes bewickii), northern mockingbird (Mimus 
polyglottos), yellow-rumped warbler (Dendroica coronata), California towhee (Pipilo crissalis), white-crowned sparrow 
(Zonotrichia leucophrys), house finch (Carpodacus mexicanus) and lesser goldfinch (Carduelis psaltria). One mammal 
species, the California ground squirrel (Spermophilus beecheyi), was observed. Other common mammal species 
expected to occur on the project site would be similar to those identified in the PA 17 Final EIR. No significant biological 
resources were noted during the biological survey, consistent with the conclusions of the PA 17 Final EIR. 
 
The proposed project would not develop any areas that were not part of the PA 17 Approved Project, with the exception 
of the 1.4-acre area acquired from Caltrans at the northwest corner of the intersection of Laguna Canyon Road and 
SR-133, which consists of AG. The PA 17 Approved Project and the proposed project would result in the loss of 66.8 
acres of AG and 2.6 acres of mixed sage scrub-annual grassland vegetation. Consistent with the conclusions of the PA 
17 Final EIR, the loss of 66.8 acres of AG would not result in a significant impact because of the low quality of the 
habitat and because this habitat is dominated by non-native annual grasses that are indictors of significant previous site 
disturbance. Consistent with the conclusions of the PA 17 Final EIR, removal of 2.6 acres of mixed sage scrub-annual 
grassland habitat that has the potential to support Threatened and Endangered plant and wildlife species, including the 
coastal California gnatcatcher, would be considered an adverse impact. However, the loss of 2.6 acres is small in 
comparison to the large amount of coastal sage scrub habitat available within the adjacent NCCP Reserve system. As 
further discussed under Threshold “f” below, adverse impacts to the mixed sage-scrub habitat and coastal California 
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gnatcatcher are fully mitigated through preservation of open space areas within the Reserve. Additionally, the 
incorporation of the PA 17 Final EIR MMs 4.5 and 4.9 and SC 2.20 identified above further reduce the adverse impacts 
to the gnatcatcher and other wildlife species to less than significant levels. No new impacts would result with the 
proposed project as compared to the PA 17 Approved Project and no further evaluation of this issue is required in the 
Draft SEIR.  

b) Have a substantial adverse effect on any riparian 
habitat or other 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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 10)  

The PA 17 Final EIR identified areas of riparian vegetation within PA 17, including southern willow scrub and mulefat 
scrub. These vegetation communities were not identified on the proposed project site; the project site was identified as 
agricultural and associated facilities. Based on the on-site biological survey conducted in October 2013, the project site, 
including the 1.4-acre area acquired from Caltrans at the northwest corner of the intersection of Laguna Canyon Road 
and SR-133, does not support riparian habitat. 
 
As noted above, there is a total of 2.6 acres of mixed sage scrub / AG vegetation located on the southern portion of the 
project site, south of Laguna Canyon Road. This vegetation type consists of sensitive coastal sage scrub species. As 
noted above, the PA 17 Final EIR determined that impacts to this habitat type would be considered adverse due to its 
ability to support Threatened and Endangered plant and wildlife species (i.e., coastal California gnatcatcher). However, 
the small amount that would be impacted by implementation of the PA 17 Approved Project and the proposed project 
would not substantially diminish habitat for plants or wildlife in the region, and the loss of this habitat is fully mitigated 
through preservation of open space areas within the Reserve. Additionally, the incorporation of the PA 17 Final EIR 
MMs 4.5 and 4.9 and SC 2.20 identified above further reduce the adverse impacts to less than significant levels. No new 
impacts would result with the proposed project as compared to the PA 17 Approved Project and no further evaluation of 
this issue is required in the Draft SEIR.  

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 10)  

As identified under Threshold “b” above, the PA 17 Final EIR did not identify riparian vegetation on the project site, 
including the 1.4-acre area acquired from Caltrans at the northwest corner of the intersection of Laguna Canyon Road 
and SR-133. The lack of wetlands was confirmed during the October 2013 biological survey. Implementation of the PA 
17 Approved Project and the proposed project would not impact wetlands. No further evaluation of this issue is required 
in the Draft SEIR. 
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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 
site? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 13)  

The PA 17 Final EIR identified that wildlife movement within the development area for the PA 17 Approved Project was 
limited due to its proximity to major arterial routes and due to the fact that the impact area was primarily agricultural 
fields that provide limited amounts of cover and resources for wildlife. The dedicated open space surrounding the 
development area links one habitat linkage with the NCCP Reserve system; this habitat linkage is located in the western 
portion of PA 17 and is not within the project site.  
 
The project site is currently surrounded by urbanization to the north, east and west. I-405 and SR-133 bound the project 
site to the north and east and constrain wildlife movement opportunities to the open space along San Diego Creek. San 
Diego Creek is considered a regional wildlife movement corridor that allows wildlife to move through an area that is 
largely developed. As discussed further under Threshold “f” below, the project site is within the Coastal Subregion of the 
NCCP / HCP; however, the site is not located within a Reserve area. Because the project site is not within the 
designated Reserve area, implementation of the PA 17 Approved Project and the proposed project would not directly 
impede wildlife movement, consistent with the conclusions of the PA 17 Final EIR. However, compliance with SCs 6.10, 
Open Space Education, and 6.11, Open Space Landscaping, would ensure that potential indirect impacts to adjacent 
open space remain less than significant. 
 
Further, the NCCP / HCP Implementation Agreement determined that the Reserve design incorporates sufficient 
connectivity for purposes of wildlife movement. Accordingly, impacts to regional movement are covered within approved 
development areas (such as the project site) designated by the NCCP / HCP, and therefore do not require further 
mitigation.  
 
The Migratory Bird Treaty Act (MBTA) protects the taking of migratory birds and their nests and eggs. Bird species 
protected under the provisions of the MBTA are identified by the List of Migratory Birds (Title 50 Code of Federal 
Regulations §10.13, as amended). The ornamental street trees along Laguna Canyon Road adjacent to the project site 
would not support raptor nesting. Some common and special status bird species have the potential to nest within or 
adjacent to the project site. Specifically, some ground-nesting species, such as the burrowing owl, could nest in the 
vegetation types on the project site. However, with implementation of PA 17 Final EIR MM 4.9, which is incorporated 
into the proposed project, this impact would be less than significant, consistent with the conclusions of the PA 17 Final 
EIR. No new impacts would result with the proposed project as compared to the PA 17 Approved Project and no further 
evaluation of this issue is required in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 6, 14)  

Exhibit L-4, Biotic Resources, of the City of Irvine General Plan’s Conservation and Open Space Element does not 
identify the project site as containing any biological resources. Portions of the City are subject to a phased dedication 
and compensation development opportunities program that was established as a result of the adoption of Initiative 
Resolution 88-1, entitled “An Initiative Resolution of the City of Irvine Directing the Amendment of the Conservation and 
Open Space Element and the Land Use Element of the Irvine General Plan” (Open Space Initiative). This program 
provides for permanent protection of conservation and open space areas through public ownership. The areas of the 
City that are directly affected by the Dedication / Development Program were divided into lettered “Implementation 
Districts” (IDs) containing both designated open space dedication areas and corresponding development areas. Figure 
L-3, Implementation Districts, of the Conservation and Open Space Element, identifies that the project site is located 
within ID I, which is a “development area”. There are no designated preservation areas on the project site. Therefore, 
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consistent with the conclusion of the PA 17 Final EIR, neither the PA 17 Approved Project nor the proposed project 
would conflict with any local policies or ordinances for the protection of biological resources. No new impacts would 
result with the proposed project as compared to the PA 17 Approved Project, and no further evaluation of this issue is 
required in the Draft SEIR. 

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 14)  

In 1996, the USFWS and the CDFG1 approved the Orange County Central / Coastal Subregion NCCP / HCP. This 
subregion is bound by SR-55 and SR-91 freeways to the north; the Orange County boundary to the east; El Toro Road 
and I-5 to the south; and the Pacific coast to the west. The NCCP / HCP addresses protection and management of 
coastal sage scrub habitat; coastal sage scrub-obligate species; and other covered habitats and species. It mitigates 
anticipated impacts to those habitats and species on a programmatic, subregional level rather than on a project-by-
project, single species basis.  
 
As part of the NCCP / HCP, a Reserve in excess of 37,000 acres was established for the protection of coastal sage 
scrub, other upland habitats, the coastal California gnatcatcher, and other primarily coastal sage scrub-dependent 
species identified in the NCCP / HCP. Specifically, the NCCP / HCP, the USFWS, and CDFG authorize “take” of 
39 “Target” and “Identified” species of plants and animals (including “covered” and “conditionally covered” species). 
Thus, the NCCP / HCP provides for the protection and management of a broad range of plant and animal populations, 
while providing certainty to the public and affected landowners with respect to the location of future development and 
open space in the subregion. 
 
The NCCP/HCP was analyzed in a joint EIR/Environmental Impact Statement (EIS) (SCH No. 93071061) prepared 
under the auspices of the County of Orange and the USFWS as lead agencies, while the CDFG and the City were 
responsible agencies. Following certification of the EIR/EIS and approval of the NCCP / HCP in 1996, the participating 
agencies (including the City), landowners (including the Irvine Company), the USFWS, the CDFG, and the County of 
Orange signed an Implementation Agreement (IA). The IA sets forth: 1) the implementation requirements for the NCCP / 
HCP, including requirements related to dedication, creation, and adaptive management of the Reserve; 2) interim 
management of the Reserve; 3) funding for Reserve management; and 4) procedures and minimization measures 
related to “take” of “Identified Species” and modification of habitat in those areas designated for development under the 
NCCP / HCP. The project site is within the planning area covered by the NCCP / HCP. Under the NCCP / HCP, the 
Project site is designated “development areas” and is not located in a designated Reserve area. 
 
The project applicant and the City are participants in the NCCP / HCP and the IA, and would comply with all applicable 
NCCP / HCP and associated IA requirements. In addition, the project site is designated “development areas” under the 
NCCP / HCP. As such, any impacts to Covered Habitats, Identified Species and wildlife connections for such species 
are fully mitigated by the NCCP / HCP. 
 
Consistent with the conclusion of the PA 17 Final EIR, the PA 17 Approved Project and the proposed project would not 
conflict with the provisions of the NCCP / HCP and no mitigation is required. No new impacts would result with the 
proposed project as compared to the PA 17 Approved Project and no further evaluation of this issue is required in the 
Draft SEIR. 

Conclusion: The impact area for the proposed project is the same as the PA 17 Approved Project, with the exception of 
the 1.4-acre area acquired from Caltrans that consists of AG. In regard to Section 15162 of the State CEQA Guidelines: 
 

1) The proposed project does not propose substantial changes to the PA 17 Approved Project; 

                                                 
1  The California Department of Fish and Game (CDFG) changed its name to the California Department of Fish and Wildlife 

(CDFW) effective January 1, 2013. Please note that references to previous publications use the name under which the 
document was published (i.e., CDFG), while discussions relating to the agency refer to the current name (i.e., CDFW). 
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2) No changes have occurred with respect to the circumstances under which development of the project site is 
undertaken; and  
3) No new information of substantial importance was found which would (a) create new significant impacts, (b) 
increase the severity of previously examined effects, (c) determine that mitigation measures or alternatives 
previously found not to be feasible would in fact be feasible, or (d) introduce mitigation measures which are 
considerably different from those analyzed in the previous documents. 

 
For these reasons, there are no major revisions required for the biological resources analysis provided in the PA 17 
Final EIR. No new impacts would result with the proposed project as compared to the PA 17 Approved Project and no 
further evaluation of biological resources is required in the Draft SEIR. 

V. CULTURAL RESOURCES 
 
With the exception of approved Medical and Science uses on the project site, the PA 17 Approved Project has been 
developed / built and rough grading of the northern portion of the project site has occurred. 
 
Summary of the PA 17 Final EIR 
 
The Initial Study prepared for the PA 17 Draft EIR concluded that no historical artifacts were known to exist within PA 17 
and no human burial sites were located on or in the areas surrounding PA 17. Therefore, no impacts to historic 
resources or disturbance to human remains resulted with the implementation of the PA 17 Approved Project.  
 
The PA 17 Final EIR concluded that implementation of the PA 17 Approved Project resulted in direct impacts to the 
following recorded prehistoric (archaeological) sites: 30-000161, 30-000499, 30-000904, 30-001011, 30-01069, 
30-001424, 30-001525, 30-001526, 30-001527, and 30-001528. Additional sites located outside the proposed 
development area were subject to secondary impacts related to increase population and public use of the area. Two 
sites (30-000495 and 30-000499) within the Southern California Edison right-of-way property were formally tested and 
found to be eligible for listing in the National Register of Historic Places (NRHP). The Final EIR concluded that impacts 
to archaeological resources were less than significant with implementation of identified mitigation measures. 
 
The general distribution of the paleontological localities within PA 17 implies that the subsurface distribution of fossils is 
extensive. Based on the PA 17 Final EIR, surface modifications and excavation on the study property were expected to 
expose additional localities and specimens. The paleontological sensitivity of the Vaqueros Formation fossil deposits 
located within PA 17 were assigned “High Sensitivity” because of the abundance and diversity of the paleontological 
assemblage and because of this assemblage’s potential to provide new or enhanced scientific information to current 
paleontological research activities. Using the criteria set forth in the Society of Vertebrate Paleontology’s 1995 mitigation 
guidelines, the paleontological resources were assigned “high paleontological sensitivity” because of the presence of 
scientifically important specimens, rare specimens, and abundant specimens in the local assemblage occurring within 
PA 17. The PA 17 Final EIR concluded that impacts to paleontological resources were less than significant with 
implementation of identified mitigation measures. 
 
Applicable City of Irvine Plans, Policies, and Programs 
 
The City’s PPPs include local, State, and federal regulations, including the City’s SCs, which are provided in the City’s 
CEQA Manual. Because they are existing requirements, the project’s compliance with PPPs is assumed in the analysis 
presented in this Initial Study. SCs will be included in the MMRP for the proposed project.  
 
MM 5.1/SC 2.1 adopted as part of the PA 17 Final EIR is replaced with and superseded by SC 2.5 provided below. 
 

SC 2.5 (Archeologist/Paleontologist). Prior to the issuance of the first preliminary or precise grading permit for 
a project that is located on land that includes potentially significant archaeological and/or paleontological site, 
and for any subsequent permit involving excavation to increased depth, the applicant shall provide letters from 
an archaeologist and/or a paleontologist. The letters shall state that the applicant has retained these individuals, 
and that the consultant(s) will be on call during all grading and other significant ground disturbing activities. 
Determination of the need for these consultants shall be based on the environmental analysis for the project. 
These consultants shall be selected from the roll of qualified archaeologists and paleontologists maintained by 
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the County of Orange (OC Public Works/OC Planning). The archaeologist and/or paleontologist shall meet with 
Community Development staff, and shall submit written recommendations specifying procedures for 
cultural/scientific resource surveillance. These recommendations shall be reviewed and approved by the 
Director of Community Development prior to issuance of the grading permit and prior to any surface disturbance 
on the project site. Should any cultural/scientific resources be discovered during grading, no further grading 
shall occur in the area of the discovery until the Director of Community Development is satisfied that adequate 
provisions are in place to protect these resources. This condition and the approved recommendations shall be 
incorporated on the cover sheet of the grading plan under the general heading: “Conditions of Approval.” 
 
California State Health and Safety Code. The discovery of human remains is regulated per California Health 
and Safety Code Section 7050.5. 

 
Applicable PA 17 Final EIR Mitigation Measures 
 
The following applicable MM from the PA 17 Final EIR is incorporated as part of the proposed project and assumed in 
the analysis presented in this section. This MM will be included in the MMRP for the proposed project.  
 

MM 5.6 Prior to the issuance of any grading permit, the following note shall be placed on the cover sheet, 
and discussed at the pre-grade meeting. Fossils found by the owners of the property, their agents, 
contractors, or subcontractors during the development of the property, shall be reported 
immediately to the qualified paleontologic monitor. If significant fossils (those having potential to 
increase scientific knowledge; including all identifiable vertebrate remains) are encountered on the 
property during development the following mitigation procedures shall be implemented: 
a. The paleontologist retained for the project shall immediately evaluate the fossils which have 

been discovered to determine if they are significant and, if so, to develop a plan to collect and 
study them for the purpose of mitigation. 

b. The paleontologic monitor must be empowered to temporarily halt or redirect excavation 
equipment if fossils are found to allow evaluation and removal of them if necessary. The 
monitor should be equipped to speedily collect specimens if they are encountered. 

c. The monitor, with assistance if necessary, shall collect individual fossils and/or samples of fossil 
bearing sediments. If specimens of small animal species are encountered, the most time and 
cost efficient method of recovery is to remove a selected volume of fossil bearing earth from the 
grading area and screen wash it off-site. 

d. Fossils recovered during earthmoving or as a result of screen-washing of sediment samples 
shall be cleaned and prepared sufficiently to allow identification. This allows the fossils to be 
described in a report of findings and reduces the volume of matrix around specimens prior to 
storage, thus reducing storage costs. 

e. A report of findings shall be prepared and submitted to the public agency responsible for 
overseeing developments and mitigation of environmental impacts upon completion of 
mitigation. This report would minimally include a statement of the type of paleontologic 
resources found, the methods and procedures used to recover them, an inventory of the 
specimens recovered, and a statement of their scientific significance. 

f. The paleontological or archaeological specimens recovered as a result of mitigation shall be 
donated to a qualified scientific institution approved by the Director of Community Services 
where they would be afforded long term preservation to allow future scientific study. 
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Would the project: 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 15, 16)  

The proposed project would not involve the development of any areas that were not part of the PA 17 Approved Project, 
with the exception of the net 1.4 acres acquired from Caltrans at the southwest corner of the intersection of Laguna 
Canyon Road and SR-133. On October 8, 2013, Patrick O. Maxon, M.A., RPA, performed a pedestrian survey of the 
project site and confirmed that no built resources are present. Further, as discussed under Threshold “b” below, an 
updated literature search was conducted for the project site and did not reveal the presence of any known historic 
resources. Therefore, the PA 17 Approved Project and the proposed project, including the additional 1.4 acres, would 
not develop any areas containing historic resources, consistent with the conclusions of the PA 17 Final EIR. No impact 
would result and no mitigation is required. No new impacts would result with the proposed project, as compared to the 
PA 17 Approved Project and no further evaluation of this issue is required in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 15, 16)  

The PA 17 Final EIR and its associated Addenda identify archaeological resources/sites within PA 17; however, no 
archaeological resources/sites were identified within the project site or immediately surrounding areas, including the 
additional area acquired from Caltrans. A cultural resources records search was performed by BonTerra Consulting at 
the South Central Coastal Information Center (SCCIC) at California State University, Fullerton in September 2013. The 
results of the 2013 cultural resources records search update the Cultural Resources Inventory of PA 17 prepared by The 
Keith Companies, Inc. (August 1998) as part of the PA 17 Final EIR. The 2013 records search indicates that 49 cultural 
resources studies have been completed within a ½-mile radius of the project site; at least 14 of these studies included a 
portion of the subject project site. The records search indicates that 13 cultural resource sites have been previously 
recorded within ½-mile of the project site; however, none of these are within the project site.  
 
Based on the pedestrian survey conducted on October 8, 2013, the project site has been previously rough graded and is 
generally flat. An approximate five- to 35–foot-thick layer of engineered fill was placed across the project site during the 
rough grading. As previously described under Environmental Setting, there are retention basins and a temporary 
construction staging and parking area located in the western portion of the project site. No significant cultural resources 
were noted during the pedestrian survey, consistent with the conclusions of the PA 17 Final EIR.  
 
The proposed project would not develop any areas that were not part of the PA 17 Approved Project, with the exception 
of the area acquired from Caltrans at the northwestern corner of the intersection of Laguna Canyon Road and SR-133. 
Based on the information presented in the PA 17 Final EIR and the updated records search and pedestrian survey, 
there are no known archaeological resources within the project site. It should also be noted that, with the placement of 
engineered fill, it is not anticipated that excavation is required to implement the PA 17 Approved Project or the proposed 
project would encounter native soils. However, due to the presence of known archaeological resources surrounding the 
project site, including within PA 17, there is a potential that previously unknown archaeological resources would be 
encountered during excavation activities should they extend into native soils. With incorporation of SC 2.5, 
Archeologist/Paleontologist, potential impacts to archaeological resources resulting from implementation of the PA 17 
Approved Project and proposed project would be less than significant, consistent with the conclusions of the PA 17 Final 
EIR. No new impacts would result with the proposed project as compared to the PA 17 Approved Project and no further 
evaluation of this issue is required in the Draft SEIR. 

It should also be noted that, since the proposed project involves an amendment to the City of Irvine General Plan, 
Senate Bill (SB) 18 consultation requirements (California Government Code § 65352.3) must be met. This consists of 
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government-to-government consultation with interested Native American tribes. Consultation with the Native American 
Heritage Commission (NAHC) and interested tribes for development of the project site was initiated by the City with 
tribal consultation list requests to the NAHC and a Sacred Lands File search request on November 25, 2013. Letters 
offering consultation for the proposed project were sent by the City on December 5, 2013. Based on review of the 
Sacred Lands files search and additional coordination with NAHC, Native American cultural resources sites are known 
to exist in the vicinity of the Project site; however, it is not known whether these sites are located within the Project site. 
Additional information, if any, provided by the tribal representative contacted will be provided in the Draft SEIR. 

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

Potentially 
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Impact 

Less than 
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Less than 
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x
(Source: 17) 

The conclusions of the PA 17 Final EIR and its associated Addenda regarding paleontological resources remain 
applicable to the proposed project because the paleontological sensitivity of geologic units does not change over time 
unless the resources are removed or the geologic unit is otherwise disturbed. The proposed project would not develop 
any areas that were not part of the PA 17 Approved Project, with the exception of the area acquired from Caltrans at the 
northwest corner of the intersection of Laguna Canyon Road and SR-133. The project site has been previously graded; 
however, the underlying Vaqueros Formation, which is identified as having a high paleontological sensitivity in the PA 17 
Final EIR, has not been disturbed. As previously identified, isolated graded areas of the south-southwest corner of the 
project site north of Laguna Canyon Road and the northern boundary of the project site are underlain by shallow 
Vaqueros Formation bedrock below the five-foot-deep minimum section of engineered fill. Additionally, the majority of 
the portion of the project site south of Laguna Canyon Road is underlain right below the surface by Vaqueros Formation 
bedrock. With incorporation of SC 2.5, Archeologist/Paleontologist, and incorporation of PA 17 Final EIR MM 5.6 into the 
PA 17 Approved Project and the proposed project, potential impacts to paleontological resources would be less than 
significant, consistent with the conclusions of the PA 17 Final EIR. No new impacts would result with the proposed 
project as compared to the PA 17 Approved Project and no further evaluation of this issue is required in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
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Impact 
No 
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x

The proposed project would not develop any areas that were not part of the PA 17 Approved Project, with the exception 
of the area acquired from Caltrans at the northwest corner of the intersection of Laguna Canyon Road and SR-133. The 
project site has been previously graded and does not contain human remains. Therefore, the PA 17 Approved Project 
and the proposed project would not develop any areas containing human remains, including those interred outside 
formal cemeteries, consistent with the conclusions of the PA 17 Final EIR. However, in the unlikely event that suspected 

human remains are uncovered during construction, all activities in the vicinity of the remains shall cease and the 
contractor shall notify the County Coroner immediately pursuant to Section 7050.5 of the California Health and Safety 
Code (as noted above). No significant impacts would result and no mitigation is required. No new impacts would result 
with the proposed project as compared to the PA 17 Approved Project and no further evaluation of this issue is required 
in the Draft SEIR. 

Conclusion: In regard to Section 15162 of the State CEQA Guidelines,  
 

1) The proposed project does not propose substantial changes to the PA 17 Approved Project; 
2) No changes have occurred with respect to the circumstances under which development of the project site is 
undertaken; and  
3) No new information of substantial importance was found which would (a) create new significant impacts, 
(b) increase the severity of previously examined effects, (c) determine that mitigation measures or alternatives 
previously found not to be feasible would in fact be feasible, or (d) introduce mitigation measures which are 
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considerably different from those analyzed in the previous documents. 
 

For these reasons, there are no major revisions required for the cultural resources analysis provided in the PA 17 Final 
EIR. No new impacts would result with the proposed project as compared to the PA 17 Approved Project and no further 
evaluation of cultural resources is required in the Draft SEIR.  

VI. GEOLOGY / SOILS 
 
With the exception of approved Medical and Science uses on the project site, the PA 17 Approved Project has been 
developed / built and rough grading of the northern portion of the project site has occurred. 
 
Summary of the PA 17 Final EIR 
 
As discussed in the PA 17 Final EIR and its associated Addenda, development of the PA 17 Approved Project required 
extensive alteration of landforms to accommodate proposed uses and roadways. Future structures would be subjected 
to seismic ground shaking due to earthquakes. Other geotechnical constraints (e.g., expansive soils, landslides, and 
liquefaction) also presented hazards to development of the PA 17 Approved Project. Based on the conceptual grading 
plan, approximately 8.4 million cubic yards of cut and fill were balanced on-site within PA 17 and included grading 
required to remedy identified geotechnical hazards. The PA 17 Final EIR concluded that, with implementation of 
required SCs, potential impacts related to geology and soils were less than significant. 
 
Applicable City of Irvine Plans, Policies, and Programs 
 
The City’s PPPs include local, State, and federal regulations, including the City’s SCs, which are provided in the City’s 
CEQA Manual. Because they are existing requirements, the project’s compliance with SCs and PPPs is assumed in the 
analysis presented in this Initial Study. SCs will be included in the MMRP for the proposed project.  
 
MM 6.1 / SC 2.11 adopted as part of the PA 17 Final EIR is replaced with and superseded by SC 2.6 provided below. 
 

SC 2.6 (Site Specific Geotechnical Study). Prior to the issuance of grading permits, the applicant shall 
provide to the Chief Building Official a site-specific geotechnical study for each proposed structure. The 
geotechnical report shall be prepared by a registered civil engineer or certified engineering geologist, having 
competence in the field of seismic hazard evaluation and mitigation. The geotechnical report shall contain site-
specific evaluations of the seismic hazard affecting the project, and shall identify portions of the project site 
containing seismic hazards. The report shall also identify any known off-site seismic hazards that could 
adversely affect the site in the event of an earthquake. The contents of the geotechnical report shall include, but 
shall not be limited to, the following:  

a.  Project description;  
b.  A description of the geologic and geotechnical conditions at the site, including an appropriate site 

location map;  
c.  Evaluation of site-specific seismic hazards based on geological and geotechnical conditions, in 

accordance with current industry standards of practice;  
d.  Recommendations for earthwork and construction;  
e.  Name of report preparer(s), and signature(s) of a certified engineering geologist and/or registered civil 

engineer, having competence in the field of seismic hazard evaluation and mitigation; and  
f.  Include the official professional registration or certification number and license expiration date of each 

report preparer in the signature block of the report. 
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Would the project: 
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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 18, 19) 

As with all of Southern California, the project site is within a seismically active region. As identified in the PA 17 Final 
EIR and based on review of current Alquist-Priolo Earthquake Fault Zone Maps (CDC 2013a) and Figure D-1, Regional 
Geology, of the City of Irvine General Plan’s Seismic Element, there are no major or active faults mapped at the project 
site that could result in surface rupture, nor is the project site located in an Alquist-Priolo Fault Rupture Hazard Zone. 
The closest mapped active faults are the San Joaquin Hills Thrust Fault (located below the vicinity of the project site) 
and the Newport Inglewood Fault (offshore) (located approximately 8.7 miles southwest of the project site). The San 
Joaquin Hills Thrust Fault is a blind (or buried) thrust fault, which is a type of fault that does not reach the surface, and is 
located approximately 0.7 mile below ground surface (bgs) in the vicinity of the project site. Other regionally active faults 
capable of generating moderate to high ground accelerations at the site include the San Andreas, the San Jacinto, and 
the Whittier-Elsinore Faults, among many others. There would be no impact from risk of loss, injury, or death involving 
fault rupture associated with implementation of the PA 17 Approved Project or the proposed project. No new impacts 
would result with the proposed project as compared to the PA 17 Approved Project and no further evaluation of this 
issue is required in the Draft SEIR. 

ii) Strong seismic ground shaking? 
Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

iii) Seismic-related ground failure, including 
liquefaction? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

The project site could be subject to ground shaking in the event of an earthquake. The project site would be expected to 
experience moderate to high intensity seismic shaking from an earthquake on an active regional fault during the lifetime 
of the PA 17 Approved Project and the proposed project. In compliance with SC 2.6, a site-specific geotechnical study 
will be prepared to address the potential impacts associated with implementation of the office uses proposed with the 
proposed project. Compliance with the recommendations of the site-specific geotechnical study and requirements of the 
2013 California Building Code (CBC), as required by the City, ensures the proposed project would be designed and 
constructed based on site-specific parameters and current engineering practice. Therefore, there would be a less than 
significant impact related to strong ground shaking and seismic-related ground failure, including liquefaction. No new 
impacts would result with the proposed project as compared to the PA 17 Approved Project and no further evaluation of 
this issue is required in the Draft SEIR.  
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iv) Landslides? 
Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 20)  

The Project site’s topography is relatively flat with minor slopes along the perimeter of the portion of the site north of 
Laguna Canyon Road and within the portion of the site south of Laguna Canyon Road. The project site is not identified 
on the Tustin Quadrangle Seismic Hazard Zone Map as being susceptible to landslides (CDC 2013b) and is not 
identified in the PA 17 Final EIR as being within a landslide area. Therefore, the potential for landslides on the project 
site is remote for the PA 17 Approved Project and the proposed project. No impact would result and no mitigation is 
required. No new impacts would result with the proposed project as compared to the PA 17 Approved Project and no 
further evaluation of this issue is required in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

The project site is currently undeveloped and contains only a small amount of impervious cover associated with the 
temporary parking and construction staging area located in the western portion of the project site. Previous rough 
grading activities and placement of engineered fill disturbed the topsoil (topsoil is the layer of the soil containing 
nutrients and is particularly valuable for agricultural operations). Existing topsoil would be disturbed with implementation 
of the PA 17 Approved Project and the proposed project; however, since no agricultural operations exist or are planned 
for the site, disturbance of the site’s topsoil layer is considered less than significant.  
 
During construction activities, soil would be exposed and there would be an increased potential for soil erosion 
compared to the existing conditions. Additionally, during a storm event, soil erosion could occur at an accelerated rate. 
Project site grading, the storm drain system, and landscape cover would be designed to City standards to minimize 
long-term erosion potential. Additionally, given the small amount of impervious cover and substantial amount of 
disturbed soils currently existing on the project site, the amount of erosion would decrease under developed conditions 
with an increase in impervious surface area and landscape coverage. Compliance with State-mandated requirements 
for erosion control during construction would ensure that potential impacts related to erosion are less than significant for 
the PA 17 Approved Project and the proposed project. No new impacts would result with the proposed project, as 
compared to the PA 17 Approved Project, and no further evaluation of this issue is required in the Draft SEIR. 

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

The project site is not located in an area subject to on- or off-site landslides, but may be susceptible to liquefaction and 
other unstable soil conditions. Potential impacts to the proposed project related to instability of the site’s geologic 
materials will be evaluated in the site-specific geotechnical study and addressed in the Draft SEIR. 
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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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

Expansive soils are materials that, when subject to a constant load, are prone to expand when exposed to water. Based 
on review of available information, soils within the project site have low to high expansion potential. Engineered fill and 
alluvium located within the project site generally have a low expansion potential; however, the Vaqueros Formation 
consists of coarse-grained sandstone interbedded with siltstone of moderate to high expansion potential. This issue will 
be evaluated in the site-specific geotechnical study and addressed in the Draft SEIR. 

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?  

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

The PA 17 Approved Project and the proposed project would connect with the municipal sewer system and would not 
involve the use of septic systems or alternative wastewater disposal systems; therefore, no soil impacts related to septic 
tanks or alternative wastewater disposal systems are relevant. No new impacts would result with the proposed project, 
as compared to the PA 17 Approved Project, and no further evaluation of this issue is required in the Draft SEIR. 

Conclusion: Further evaluation of potential geology and soils impacts resulting from the proposed project, as identified 
in Thresholds “a(ii)”, “a(iii)”, “c” and “d” is required and will be included in the Draft SEIR. 
 
For the remaining Thresholds “a(i)”, ”a(iv)”, “b” and “e” related to ground rupture, landslides, soil erosion and supporting 
wastewater disposal system, in regard to Section 15162 of the State CEQA Guidelines,  
 

1) The proposed project does not propose substantial changes to the PA 17 Approved Project; 
2) No changes have occurred with respect to the circumstances under which development of the project site is 
undertaken; and  
3) No new information of substantial importance was found which would (a) create new significant impacts, 
(b) increase the severity of previously examined effects, (c) determine that mitigation measures or alternatives 
previously found not to be feasible would in fact be feasible, or (d) introduce mitigation measures which are 
considerably different from those analyzed in the previous documents. 

 
For these reasons, there are no major revisions required for the analysis of these issues provided in the PA 17 Final 
EIR. No new impacts would result with the proposed project as compared to the PA 17 Approved Project and no further 
evaluation of these issues is required in the Draft SEIR. 
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VII. GREENHOUSE GAS EMISSIONS 

The PA 17 Final EIR did not include a section analyzing Greenhouse Gas Emissions as Appendix G of the CEQA 
Guidelines was not updated to include this section until 2010.  

Would the project: 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x  

The PA 17 Approved Project and the proposed project would have the potential to increase greenhouse gas (GHG) 
emissions through an increase in traffic; increased demand for water and energy; and the generation of solid waste and 
wastewater. The potential for the proposed project to generate GHG emissions during construction and operation, either 
directly or indirectly, that may have a significant impact on the environment will be evaluated in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

The proposed project’s consistency with applicable plans, policies, or regulations adopted for the purpose of reducing 
GHG emissions will be further addressed in the Draft SEIR. 

Conclusion: Evaluation of potential impacts associated with GHG emissions from the proposed project is required and 
will be included in the Draft SEIR. 

VIII. HAZARDS AND HAZARDOUS MATERIALS 
 
With the exception of approved Medical and Science uses on the project site, the PA 17 Approved Project has been 
developed / built and rough grading of the northern portion of the project site has occurred. 
 
Summary of the PA 17 Final EIR 
 
The PA 17 Final EIR and its associated Addenda identified that uses included with the PA 17 Approved Project did not 
typically generate, store, dispose of, or transport significant quantities of hazardous substances. However, land uses in 
areas designated for Medical and Science uses that could potentially involve hazardous substances would be subject to 
additional analysis during the future discretionary case application review process. No significant impacts related to the 
creation of health hazards were identified in the PA 17 Final EIR. 
 
PA 17 is located within a Very High Fire Hazard Severity Zone (VHFHSZ), posing a risk to life and property in PA 17 due 
to a potential for an uncontrolled wildfire in the natural landscape that could spread to structures in the developed 
portions of PA 17. This impact was determined to be less than significant due to the reduction in combustible landscape 
areas and the introduction of a variety of fire prevention and fire suppression elements into the built environment (e.g., 
fuel modification zones).  
 
It was also identified that various agricultural chemicals were legally applied on certain portions of the property used for 
agricultural purposes. On any agricultural property where commercial pesticides and fertilizers were used, there is a 
potential for residue build up in the upper layers of soil and possibly within the groundwater. The three septic tank/leach 
line systems installed in the Murai Farms yard, which was located west of the project site, were removed during previous 
grading in PA 17. However, Murai’s System No. 1 may have discharged petroleum hydrocarbons from the equipment 
wash down area. Potential impacts related to hazards from previous agricultural uses in PA 17 were determined to be 
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less than significant with implementation of the identified mitigation measures. 
 
Impacts associated with the use or transport of hazards in proximity to a school and interference with an Emergency 
Response or Emergency Evacuation Plan were determined to be less than significant. 

Applicable City of Irvine Plans, Policies, and Programs 
 
The City’s PPPs include local, State, and federal regulations, including the City’s SCs, which are provided in the City’s 
CEQA Manual. Because they are existing requirements, the project’s compliance with PPPs is assumed in the analysis 
presented in this Initial Study. 
 
SCs will be included in the MMRP for the proposed project. 
 

SC 2.19 (Open Space Fuel Modification). Prior to issuance of precise grading permits for any lots adjacent to 
open space, the applicant shall submit a fuel modification plan prepared to the satisfaction of the Director of 
Community Development for review and approval, in consultation with the Director of Community Services. The 
fuel modification plan shall be approved by the Orange County Fire Authority (OCFA). The requirements set 
forth in this condition do not apply to developed, irrigated park land required or provided as part of the project 
design for this project. 
 
SC 3.17 (Emergency Access Plan). Prior to the issuance of the first building permit, the applicant shall submit 
and have approved by the Chief of Police an Emergency Access Plan, which identifies and locates all Knox 
Boxes, Knox key switches, and Click2Enter radio access control receivers. Said plan shall be incorporated into 
the plan set approved for building permits. 
 
SC 4.9 (Emergency Access Inspection). Prior to authorization to use, occupy, and/or operate, the applicant 
shall arrange for and have passed an inspection, to be performed by the Police Department and the Orange 
County Fire Authority, to ensure compliance with the Emergency Access Plan requirements. The inspector shall 
verify test acceptance and locations of all Knox boxes and key switches as depicted on the approved plan. 

Would the project: 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 21) 

Construction activities associated with the PA 17 Approved Project and the proposed project would involve the use of 
chemical substances such as solvents, paints, fuel for equipment, and other potentially hazardous materials. These 
materials are common to typical construction activities and do not pose a significant hazard to the public or the 
environment. Various types of land uses are allowed in the 5.5C Medical and Science zone, including uses that may 
involve the transport, use or disposal of hazardous materials. 

 
As described previously, the proposed project involves the construction and operation of office uses. Pursuant to 
Section 4-17-104 of the City of Irvine Municipal Code, “a substance may be deemed a hazardous material or hazardous 
waste upon a finding by the Director of Fire Services that the substance, because of its quantity, concentration or 
physical or chemical characteristics, poses a significant present or potential hazard to human health and safety or to the 
environment if released into the community”. The nature of future operations of the proposed office buildings are not 
expected to involve the use, handling, or storage of hazardous wastes. Standard cleaning products and pesticides 
and/or herbicides would be used in association with standard landscaping and maintenance practices. However, the 
amount of materials that would be handled at any one time is relatively small and would not pose a significant hazard to 
the public or environment. 

The proposed project does not involve the development of any land uses that weren’t addressed in the PA 17 Final EIR, 
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and the PA 17 Approved Project and proposed project would not create a significant public hazard through the routine 
transport, use, or disposal of hazardous materials during construction or operation of the proposed office uses. This 
impact is less than significant and no mitigation is required. No new impacts would result with the proposed project, as 
compared to the PA 17 Approved Project, and no further evaluation of this issue is required in the Draft SEIR. 

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Sources: 17, 22)  

During the construction phase, there is a limited risk of accidental release of hazardous materials such as gasoline, oil, 
or other fluids in the operation and maintenance of construction equipment. These materials are common to typical 
construction activities and do not pose a significant risk of upset or hazard to the public or environment.  
 
A Phase I Environmental Site Assessment (ESA) was prepared in 2000 for the PA 17 Approved Project to determine if 
there were any recognized environmental concerns (RECs) affecting the area that had the potential to create a 
significant hazard to the public or the environment. Identified RECs were related to previous agricultural activities, 
including within the project site. Subsequent to preparation of the PA 17 Final EIR, an approximate five- to 35-foot-thick 
layer of engineered fill was placed across the project site during rough grading. Based on available information, it is 
expected that the fill soils were derived from removal/compaction of on-site soils and cut soils from other development 
areas within PA 17. It should also be noted that Old Laguna Canyon Road previously traversed the project; therefore, 
there is a potential that aerially deposited lead from vehicles is present in the soils underlying the fill materials.  
 
Based on site reconnaissance conducted by Laguna Geosciences, Inc. (LGI) on December 2, 2013, some trash, 
construction debris, and landscape debris is present at the project site. LGI observed 12 portable metal storage 
containers and two portable toilets located in the temporary construction staging/parking area in the western portion of 
the project site. Also observed were landscape supplies, a cement mixer, plastic pipe and foam trim stored on the 
ground adjacent to the containers, and containers of paint and motor oil stored on plastic behind one of the containers. 
No paint or oil stains were observed on the soil. A gravel parking area was located at the intersection of Limestone and 
Laguna Canyon Road. Pole mounted power wires were located adjacent to the southern portion of the project site. One 
of the poles had a pole-mounted transformer; however, no soil stains were observed beneath the transformer. 
 
The potential for construction workers or future occupants of proposed office uses to be exposed to hazardous materials 
present in the on-site soils will be evaluated in the Draft SEIR. 

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

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x

The Initial Study prepared for the PA 17 Draft EIR concluded that the proposed elementary school, Alderwood Basics 
Plus Elementary School, would be surrounded by residential uses and no hazardous emissions or handling of 
hazardous substances would occur within ¼ mile of an existing or proposed school. Consistent with this conclusion, 
Alderwood developed within PA 17, which is the closest school to the project site, is located more than 0.4 mile to the 
west of the project site. Additionally, operation of the PA 17 Approved Project and the proposed project, which would 
involve office uses on the project site, would not result in hazardous emissions or require the handling of hazardous or 
acutely hazardous materials. No impact would result and no mitigation is required. No new impacts would result with the 
proposed project as compared to the PA 17 Approved Project and no further evaluation of this issue is required in the 
Draft SEIR. 
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d) Be located on a site which is included on a list of 
hazardous materials site compiled pursuant to 
Government Code Section 65962.5 and, as a result, 
would it create a significant hazard to the public or 
the environment? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 23) 

A records search was conducted by Environmental Data Resources Inc. (EDR) in November 2013 to review databases 
maintained by various federal, tribal State and local agencies. The project site was not identified on any hazardous 
materials regulatory database; however, there were several listings for facilities in the vicinity of the project site. With the 
exception of the Agua Chinon Wash, discussed below, the facilities identified were identified as being generators of 
hazardous waste; however, no violations have been reported and no further consideration of these sites as potentially of 
concern to the project site is necessary. 
  
The Agua Chinon Wash located approximately 0.5 mile east of the project site is listed on the State’s Waste 
Management Unit (landfill) database; however, no information was available on this facility in the EDR report. Based on 
previous coordination with the Santa Ana Regional Water Quality Control Board (RWQCB) for the PA 33 (Lots 105 and 
107/108) General Plan Amendment and Zone Change EIR, this landfill has been improperly located in the database. 
The RWQCB has identified two landfills associated with Agua Chinon Wash to the northeast of the project site at the 
MCAS El Toro and is not aware of any landfills located in the general vicinity of the project site. Therefore, there would 
be no impact related to the project site being located on or in proximity to a listed hazardous material site and no 
mitigation is required. No new impacts would result with the proposed project as compared to the PA 17 Approved 
Project and no further evaluation of this issue is required in the Draft SEIR. 

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 24) 

The project site is not located within two miles of a public airport or public use airport. While the former MCAS El Toro is 
located approximately 1.5 miles northeast of the project site, the County of Orange Airport Land Use Commission 
adopted Resolution 2005-1 extinguishing the Airport Environs Land Use Plan (AELUP) for the former MCAS El Toro on 
July 21, 2005. The closest airport to the City of Irvine is the John Wayne Airport (JWA), which is approximately 5.7 miles 
west of the project site. Based on review of the Airport Environs Land Use Plan for John Wayne Airport, the project site 
is not within a designated Airport Impact Zone, AELUP Notification Area for JWA, or JWA Obstruction Imaginary Surface 
area. No impact would result and no mitigation is required. No new impacts would result with the proposed project as 
compared to the PA 17 Approved Project and no further evaluation of this issue is required in the Draft SEIR. 

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 25) 

The project site is not located within the vicinity of a private airstrip. As a result, future site development with the PA 17 
Approved Project and the proposed project would not present a safety hazard to existing or future residents or people 
working in the area due to airport operations. No impact would result and no mitigation is required. No new impacts 
would result with the proposed project as compared to the PA 17 Approved Project and no further evaluation of this 
issue is required in the Draft SEIR. 
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g) Impair implementation of or physically interfere with 
an adopted emergency response plan or emergency 
evacuation plan? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 26) 

The City has prepared an Emergency Management Plan to provide guidance for the City’s response to emergency 
situations such as natural disasters, technological incidents and national security emergencies. Technological incidents 
include those ranging from failure of major computer systems managing backbone infrastructure and vital services, to 
spills of hazardous materials used in technology or manufacturing processes. The City’s Emergency Services Ordinance 
(Title 4 Division 9 of the City of Irvine Municipal Code) provides for “the preparation and carrying out of plans for the 
protection of persons and property…in the event of an emergency; the direction of the emergency organization; and the 
coordination of emergency functions….”  
 
As identified in the PA 17 Final EIR, the City’s Emergency Management Plan does not address day-to-day emergencies, 
design of development projects or land use planning efforts such as amendments to the General Plan or Zone Changes. 
Instead, it focuses on potential large-scale disasters that would require unusual emergency responses, such as mass 
evacuations. Development of the proposed project, which would involve office uses, on the project site would not 
interfere with the implementation of the current plan. Should an emergency occur on the project site that would 
necessitate evacuation, the internal street system would provide egress points that would provide access to the outlying 
arterial roadway system.  
 
In compliance with SCs 3.17 and 4.9 identified above, the emergency access plan for the PA 17 Approved Project and 
the proposed project is required to be approved prior to issuance of building permits, and compliance with this plan must 
be confirmed by the Irvine Police Department and the Orange County Fire Authority (OCFA) prior to issuance of 
occupancy permits. It is not expected that the proposed project would result in a significant impact to existing roadways 
and potentially interfere with or impact the implementation of the Emergency Management Plan. However, this issue will 
be addressed in the Draft SEIR based on the results of the project-specific traffic analysis.  

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? 

Potentially 
Significant 

Impact 

Less than 
Significant 
Impact with 
Mitigation 

Incorporated 

Less than 
Significant 

Impact 
No 

Impact 

x
(Source: 25) 

The project site consists of relatively flat, graded land adjacent to urbanized areas to the west, north and east, and 
undeveloped area and open space to the south. According to Figure J-2, Fire Hazard Areas, included in the City of 
Irvine General Plan’s Safety Element, the project site is not within an area designated as “High Fire Severity Rating & 
Open Space with Fire Potential”. In compliance with PA 17 Final EIR MM 7.1, development areas within PA 17 were 
removed from the designated high fire hazard area consistent with the requirements outlined in City Ordinance No. 95-
14. The project site is currently designated as a “Conditional Exclusion Developed Area” on Figure J-2 of the City of 
Irvine General Plan. Therefore, development of the project site would not expose people or structures to the risk of loss, 
injury, or death from wildland fires. Additionally, the PA 17 Approved Project and the proposed project would comply 
with SC 2.19 identified above which requires that a fuel modification plan be approved by the OCFA for lots adjacent to 
open space. No mitigation is required. No new impacts would result with the proposed project, as compared to the PA 
17 Approved Project, and no further evaluation of this issue is required in the Draft SEIR. 

Conclusion: Further evaluation of Thresholds “b” and “g” is required in the Draft SEIR.  
 
For Thresholds “a”,  “c” through “f”, and “h”, in regard to Section 15162 of the State CEQA Guidelines,  
 

1) the proposed project does not propose substantial changes to the PA 17 Approved Project; 
2) changes that have occurred with respect to the circumstances under which development of the project site is 
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Exhibit 6 – NCCP / HCP Habitat Reserve System 
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Exhibit 7 – PA 33 Intensity Transfer Areas 
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APPENDIX A 

SPECIAL STATUS PLANT AND WILDLIFE SPECIES KNOWN 
TO OCCUR IN THE PROJECT SITE VICINITY



PAs 17 and 33 GPA and Zone Change 
 

 
 
                                                                                                  A-1 Special Status Plant Species 

SPECIAL STATUS PLANT SPECIES KNOWN 
TO OCCUR IN THE PROJECT SITE VICINITY 

 

Species 
Status

Habitat/Results of Surveys USFWS CDFG CNPS
Aphanisma blitoides * 
  aphanisma  – – 1B.2 No suitable habitat; not expected to 

occur. 

Atriplex coulteri  
  Coulter’s saltbush  – – 1B.2 

Limited suitable habitat; may occur; 
however, not observed during previous 
surveys. 

Atriplex pacifica  
  South Coast saltscale  – – 1B.2 No suitable habitat; not expected to 

occur. 

Atriplex parishii * 
  Parish’s brittlescale  – – 1B.1 No suitable habitat; not expected to 

occur.  

Atriplex serenana var. davidsonii * 
 Davidson’s saltscale  – – 1B.2 

Limited suitable habitat; may occur; 
however, not observed during previous 
surveys. 

Brodiaea filifolia 
  Thread-leaved brodiaea FT SE 1B.1 

Limited suitable habitat; may occur; 
however, not observed during previous 
surveys. 

Calochortus weedii var. intermedius 
 intermediate mariposa lily – – 1B.2 

Limited suitable habitat; may occur; 
however, not observed during previous 
surveys. 

Centromadia australis ssp. parryi  
  southern tarplant  – – 1B.1 No suitable habitat; not expected to 

occur. 

Chaenactis glabriuscula var. orcuttiana * 
  Orcutt’s pincushion – – 1B.1 No suitable habitat; not expected to 

occur. 

Comarostaphylis diversifolia ssp. 
diversifolia * 
  summer holly  

– – 1B.2 No suitable habitat; not expected to 
occur. 

Dudleya multicaulis 
     Many-stemmed dudleya   1B.2 

Limited suitable habitat; may occur; 
however, not observed during previous 
surveys. 

Dudleya stolonifera * 
     Laguna Beach dudleya    

No suitable habitat, outside of species 
known geographical range; not expected 
to occur. 

Euphorbia misera * 
  cliff spurge – – 2B.2 No suitable habitat; not expected to 

occur. 

Harpagonella palmeri  
  Palmer’s grapplinghook  – – 4.2 

Limited suitable habitat; may occur; 
however, not observed during previous 
surveys. 

Helianthus nuttallii ssp. parishii  
  Los Angeles sunflower  – – 1A No suitable habitat; not observed during 

previous surveys. 

Horkelia cuneata ssp. puberula * 
  mesa horkelia – – 1B.1 No suitable habitat; not expected to 

occur. 

Isocoma menziesii var. decumbens * 
  decumbent goldenbush – – 1B.2 Limited suitable habitat; may occur. 

Lasthenia glabrata ssp. coulteri  * 
  Coulter’s goldfields  – – 1B.1 No suitable habitat; not expected to 

occur. 

Lepidium virginicum var. robinsonii * 
  Robinson’s pepper-grass  – – 4.3 Limited suitable habitat; may occur. 
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                                                                                                  A-2 Special Status Plant Species 

SPECIAL STATUS PLANT SPECIES KNOWN 
TO OCCUR IN THE PROJECT SITE VICINITY 

 

Species 
Status

Habitat/Results of Surveys USFWS CDFG CNPS
Monardella hypoleuca ssp. Intermedia * 
     intermediate monardella – – 1B.3 No suitable habitat; not expected to 

occur. 

Nama stenocarpum * 
  mud nama  – – 2B.2 No suitable habitat; not expected to 

occur. 

Navarretia prostrata * 
  prostrate vernal pool navarretia  – – 1B.1 No suitable habitat; not expected to 

occur. 

Nolina cismontane * 
     chaparral nolina – – 1B.2 Limited suitable habitat; may occur. 

Pentachaeta aurea ssp. allenii * 
  Allen’s pentachaeta – – 1B.1 Limited suitable habitat; may occur. 

Pseudognaphalium leucocephalum * 
     White rabbit-tobacco – – 2B.2 No suitable habitat; not expected to 

occur. 

Quercus dumosa * 
  Nuttall’s scrub oak – – 1B.1 Limited suitable habitat; may occur. 

Sagittaria sanfordii * 
  Sanford’s arrowhead – – 1B.2 No suitable habitat; not expected to 

occur. 

Senecio aphanactis * 
  chaparral ragwort – – 2B.2 Limited suitable habitat; may occur.  

Suaeda esteroa * 
  estuary seablite – – 1B.2 No suitable habitat; not expected to 

occur. 

Symphyotrichum defoliatum * 
  San Bernardino aster  – – 1B.2 No suitable habitat; not expected to 

occur. 

Verbesina dissita * 
  big-leaved crownbeard  FT ST 1B.1 No suitable habitat; not expected to 

occur. 
LEGEND 
Federal (USFWS)   State (CDFG) 
FE  Endangered           SE    Endangered 
FT  Threatened               ST    Threatened 
FC  Federal Candidate 

California Native Plant Society (CNPS) List Categories 
List 1A Plants Presumed Extinct in California 
List 1B Plants Rare, Threatened, or Endangered in California and Elsewhere 
List 2     Plants Rare, Threatened, or Endangered in California But More Common Elsewhere 
List 3     Plants About Which We Need More Information – A Review List 
List 4     Plants of Limited Distribution − A Watch List 
 
California Native Plant Society (CNPS) Threat Code Extensions 
None  Plants lacking any threat information 
.1   Seriously Endangered in California (over 80% of occurrences threatened; high degree and immediacy of threat) 
.2   Fairly Endangered in California (20–80% of occurrences threatened) 
 *       Represents new species included from the updated 2013 CNDDB and CNPS database searches 
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                                                                                                        A-3 Special Status Wildlife Species 

SPECIAL STATUS WILDLIFE SPECIES KNOWN 
TO OCCUR IN THE PROJECT SITE VICINITY 

 

Species 
Status

Likelihood of Occurrence USFWS CDFG
Invertebrates

Danaus plexippus * 
 monarch – – No suitable habitat; not expected to 

occur. 
Streptocephalus woottoni * 
 Riverside fairy shrimp FE – No suitable habitat; not expected to 

occur. 
Tryonia imitator * 
 mimic tryonia (California brackishwater snail) – – No suitable habitat; not expected to 

occur. 
Fish

Eucyclogobius newberryi * 
 tidewater goby FE SSC No suitable habitat; not expected to 

occur. 
Gila orcuttii * 
 Arroyo chub – SSC No suitable habitat; not expected to 

occur. 
Rhinichthys osculus ssp. 3* 
 Santa Ana speckled dace  SSC No suitable habitat; not expected to 

occur. 
Amphibians

Spea [Scaphiopus] hammondii 
 western spadefoot  – SSC Limited suitable habitat present; may 

occur 
Anaxyrus [Bufo] californicus 
 arroyo toad FE SSC No suitable habitat; not expected to 

occur. 
Reptiles

Actinemys [Emys] marmorata * 
 Pacific pond turtle – SSC No suitable habitat; not expected to 

occur. 
Phrynosoma blainvillii 
 Blainville’s [Coast] horned lizard – SSC Limited suitable habitat present; may 

occur. 
Aspidoscelis [Cnemidophorus] tigris stejnegeri 
     coastal western whiptail – – Limited suitable habitat present; may 

occur. 
Aspidoscelis [Cnemidophorus] hyperythra  
 orange-throated whiptail – SSC Limited potentially suitable habitat; 

may occur. 
Salvadora hexalepis 
 western patch-nosed snake – SSC Very limited suitable habitat; not 

expected to occur. 
Thamnophis hammondii * 
 two-striped garter snake – SSC No suitable habitat; not expected to 

occur. 

Crotalus ruber 
 red-diamond rattlesnake – SSC 

Limited suitable habitat; however, 
outside current known range, not 
expected to occur. 

Birds
Accipiter cooperii 
 Cooper’s hawk 
 (nesting) 

– WL Suitable foraging habitat; may occur 
for foraging only. 

Buteo regalis 
 ferruginous hawk 
 (non-breeding wintering) 

– WL Suitable foraging habitat; may occur 
for foraging only. 

Elanus leucurus 
 white-tailed kite 
 (nesting) 

– FP Suitable foraging habitat; may occur 
for foraging only. 

Laterallus jamaicensis coturniculus * 
 California black rail – ST No suitable habitat; not expected to 

occur. 
Rallus longirostris levipes * 
 Light-footed clapper rail FE SE No suitable habitat; not expected to 

occur. 
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                                                                                                        A-4 Special Status Wildlife Species 

SPECIAL STATUS WILDLIFE SPECIES KNOWN 
TO OCCUR IN THE PROJECT SITE VICINITY 

 

Species 
Status

Likelihood of Occurrence USFWS CDFG
Sternula antillarum browni * 
 California least tern FE SE No suitable habitat; not expected to 

occur. 
Athene cunicularia 
 burrowing owl – SSC Limited suitable foraging and nesting 

habitat; may occur. 
Vireo bellii pusillus 
  least Bell’s vireo FE SE No suitable habitat; not expected to 

occur. 
Eremophila alpestris 
  horned lark – WL Suitable foraging and nesting habitat; 

may occur. 
Campylorhynchus brunneicapillus sandiegensis 
  coastal cactus wren – SSCa No suitable habitat; not expected to 

occur. 
Polioptila californica californica 
  coastal California gnatcatcher FT SSC Very limited suitable habitat; not 

expected to occur. 
Icteria virens 
  yellow-breasted chat – SSC No suitable habitat; not expected to 

occur. 
Setophaga petechia [Dendroica petechia] 
  yellow warbler – SSC No suitable habitat; not expected to 

occur. 
Aimophila ruficeps canescens 
  southern California rufous-crowned sparrow – WL Limited suitable habitat; may occur. 

Passerculus sandwichensis beldingi * 
 Belding’s savannah sparrow – SE No suitable habitat; not expected to 

occur. 
Ammodramus savannarum * 
  grasshopper sparrow – SSC Suitable foraging and nesting habitat; 

may occur. 
Mammals

Choeronycteris Mexicana * 
  Mexican long-tongued bat – SSC Outside current known range; not 

expected to occur. 
Eumops perotis californicus 
  western mastiff bat – SSC Limited suitable foraging habitat; 

may occur for foraging only. 
Myotis yumanensis 
 Yuma myotis – – Limited suitable foraging habitat; 

may occur for foraging only. 
Nyctinomops macrotis 
 big free-tailed bat – SSC Limited suitable foraging habitat; 

may occur for foraging and roosting. 
Perognathus longimembris pacificus * 
 Pacific pocket mouse FE SSC No suitable habitat; not expected to 

occur. 
Sorex ornatus salicornicus * 
     southern California saltmarsh shrew – SSC No suitable habitat; not expected to 

occur. 
Neotoma lepida intermedia 
 San Diego desert woodrat – SSC Potentially suitable habitat; may 

occur. 
LEGEND 
Federal (USFWS)   State (CDFG) 
FE  Endangered            SA Special Animal 
FT   Threatened            SE Endangered 
FC   Candidate                 ST Threatened 
 
    SCD State Candidate for Delisting 
    SSC Species of Special Concern 
    WL Watch List 
    FP      Fully Protected 

*       Represents new species included from updated 2013 CDNNB database search.  
a  Designation refers to San Diego and Orange counties only 

 




