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1.0 EXECUTIVE SUMMARY

This section provides a summary of the Draft Environmental Impact Report (EIR) for Ranch Hills
Planned Development Project (Project). The Project proposes a Use Permit and Vesting Tentative
Tract Map to allow the replacement of the existing Tustin Hills Racquet and Pickleball Club with
a Planned Unit Development consisting of 17 buildings containing 34 single-family townhome
units and 3 single-family detached units for a total of 37 units. Based on the zoning, the proposed
single-family townhome units (formally mapped for condominium purposes) are not a
permitted use. However, pursuant to Government Code section 65589.5(j)(4), a zone change is
not required for this Project because the Project is consistent with the objective General Plan
standards and criteria but the zoning for the Project site is inconsistent with the General Plan
due to the inconsistency with the density allowances. This section provides a summary of the
Project, areas of known controversy and issues to be resolved, a summary of project alternatives,
and a summary of all Project impacts, associated mitigation measures, applicable County’s
Standard Conditions, regulatory requirements, and level of significance after mitigation and
Standard Conditions are applied and incorporated into the Project.

1.1 INTRODUCTION

This EIR has been prepared by the County of Orange Public Works, OC Development
Services/Planning (County) to evaluate potential environmental effects that would result from
development of the Project. This EIR has been prepared in conformance with the California
Environmental Quality Act of 1970 (CEQA) statutes (Cal. Pub. Res. Code, Section 21000 et. seq.,
as amended), implementing guidelines (Cal. Code Regs., Title 14, Section 15000 et. seq.) (CEQA
Guidelines), and the 2020 County of Orange Local CEQA Procedures Manual.

The County is the lead agency under CEQA for preparation of this EIR.

1.2  PROJECT LOCATION AND SETTING

Project Location

The Project site is located at 11782 Simon Ranch Road, in the North Tustin area of
unincorporated Orange County, California. The U.S. Census Bureau defines a Census Designated
Place (CDP) for North Tustin. CDPs represent a concentration of population for the purposes of
gathering and correlating statistical data. In 2005, the U.S. Census Bureau changed the name of
the CDP to Tustin Foothills. The North Tustin area includes the unincorporated communities of
Cowan Heights, East Tustin, Lemon Heights, Panorama Heights, and Red Hill.

The Project site is located east of the intersection of Pavillion Drive and Simon Ranch Road, just
north of the City of Tustin in an unincorporated island of the County of Orange. The North Tustin
community is located in central Orange County and is surrounded by the City of Tustin to the
south, unincorporated County of Orange to the east, City of Orange to the north, and City of Santa
Ana to the west. Regional access to the site is provided via Interstate 5 (I-5) and State Route 261
(SR-261) toll road. The I-5 freeway is located approximately two and one-half miles south of the
Project site, and SR-261 slightly less than one mile to the east of the site. Local access is provided
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by Tustin Ranch Road, Irvine Boulevard, Red Hill Avenue, and Browning Avenue. The Project site
is identified as Assessor’s Parcel Number 104-321-01. The regional and local vicinity of the
Project site are depicted on Exhibit 1-1, Regional Location Map. An aerial photograph of the
Project site and the surrounding area are provided on Exhibit 1-2, Aerial Photograph.

As shown in Exhibit 1-3, General Plan Land Use Map, the Project site has a General Plan land use
designation of Suburban Residential (1B) Communities allowing a density of 0.5 to 18 dwelling
units per acre (du/ac). The Project site is zoned as Al “General Agricultural” District as shown in
Exhibit 1-4, Zoning Map.

Project Setting

The Tustin Hills Racquet and Pickleball Club currently occupies the approximate 5.88-acre
Project site. The existing access point to the Project site is located near the intersection of
Pavillion Drive, Simon Ranch Road, and Outlook Lane. This existing driveway would be the sole
point of entry to the Project site. The site is currently developed with eight full-sized tennis
courts, 12 pickleball courts, a swimming pool with two small spas, a lawn/outdoor event area,
and two single-story buildings with banquet and meeting rooms accommodating up to 330
individuals, and administrative offices, for a total of approximately 10,000 square feet. The
facility is served by a paved parking area that can accommodate approximately 127 cars.

Single family residential land uses surround the Project site in all directions. The rear yards of
adjacent residences abut the Project site on all sides. The City of Tustin city limits is adjacent to
the eastern Project site boundary.

No public sidewalks are present around or through the Project site. There is a pedestrian access
between the eastern end of the parking lot to Racquet Hill Road to the east, via a series of steps
leading to a level, paved sidewalk, which leads to Racquet Hill Road. No public transit services
are available on or directly adjacent to the site.

The Project site does not support any natural open space or native vegetation; however, there is
mature ornamental landscaping onsite, which includes, but is not limited to, palm trees, pepper
trees, pine trees, hedge, and turf. Storm water currently leaves the Project site via a concrete
drainage ditch located in the most southerly corner of the site, which conveys flows for
approximately 200 feet to a City of Tustin storm drain system. The City’s system drains to the
San Diego Creek located approximately four miles to the south and ultimately into the Upper
Newport Bay. Upper Newport Bay is hydraulically connected to Lower Newport Bay and the
Pacific Ocean.

Regional Setting

The Project site is in the South Coast Air Basin (SoCAB) and under the jurisdiction of the South
Coast Air Quality Management (SCAQMD). The Project is located within the Santa Ana River
Basin and would be subject to the requirements of the Santa Ana Regional Water Quality Control
Board (RWQCB) and County of Orange.

The Project site is located along the eastern portion of the Coastal Plain of Orange County,
situated on the western flank of the foothills at the base of the Santa Ana Mountains northwest
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Executive Summary

of Peters Canyon Wash. The Project site is located within the USGS Orange, 7.5-minute
Topographic Map (USGS 2015).

Additional existing setting descriptions are provided in the topical environmental sections (4.1
through 4.18) that are relevant to the specific environmental topic.

Per Section 15206 of the CEQA Guidelines, the Project is not classified as a project of Statewide,
Regional, or areawide Significance.

1.3 PROJECT DESCRIPTION

The Project proposes a Use Permit and Vesting Tentative Tract Map to allow the replacement of
the existing Tustin Hills Racquet and Pickleball Club with a Planned Unit Development consisting
of 17 buildings containing 34 single-family townhome units and 3 single-family detached units
for a total of 37 units. A more in-depth description of the Project, including information on
architectural style, floor plans, lighting, landscaping, utilities, and construction activities are
provided in Section 3.0, Project Description, of this EIR.

1.4  PROJECT OBJECTIVES

The underlying purpose of the Project is to increase housing units in the North Tustin
community. The Project is proposed to meet the following Project objectives:

e OB]J-1: Provide homes that would meet the increased demand and shortage of housing in
the North Tustin community, especially for people that want to downsize but stay in the
same general area.

e OBJ-2: Redevelop the Project site in an environmentally sensitive manner, including
through the implementation of current codes and building standards that require water
efficiency and energy efficiency, as well as through the implementation of water quality
best management practices, drought tolerant landscaping, and other water conservation
standards.

e OBJ-3: Redevelop the Project site in a manner that reduces impacts on the circulation
network, and reduces traffic and other environmental impacts of the Tustin Hills Racquet
and Pickleball Club, which currently occupies the Project site.

1.5 AREAS OF CONTROVERSY

Section 15123(b)(2) of the CEQA Guidelines requires that an EIR identify issues to be resolved,
including the choice among alternatives and whether or how to mitigate a Project’s significant
effects on the environment.

An Initial Study/Mitigated Negative Declaration (IS/MND) was previously prepared and
circulated for the Project in May 2020. A total of 223 comments were received on the IS/MND
during the public review period, including two comments from public agencies and the
remaining from residents and other interested persons. Thereafter, the Applicant requested and
OC development Services/Planning agreed that an EIR should be prepared for the Project.
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Following the decision to prepare an EIR the Project name was changed from Ranch Hills
Community to Ranch Hills Planned Development.

As part of the EIR process, a Notice of Preparation (NOP) was released on June 17, 2021
(Appendix A, Notice of Preparation), beginning the 30-day public scoping period for the EIR,
which ended on July 17, 2021. During the mandatory 30-day NOP scoping period leading up to
publication of this Draft EIR, the County received four public agency comment letters and one
comment letter from a public utility in response to the NOP. Copies of these NOP comment letters
are provided in Appendix B, Scoping Comment Letters and IS/MND Comment Letters. This EIR
has incorporated the comments received from the public and public agencies in response to the
NOP and the previously circulated Initial Study/Mitigated Negative Declaration (IS/MND).
Although the IS/MND was not adopted by the Planning Commission and has now been
superseded by the preparation of this Draft EIR, written comments received on the IS/MND are
also incorporated in the analysis and included in Appendix B, Scoping Comment Letters and
IS/MND Comment Letters. Environmental issues that have been raised during opportunities for
public input regarding the Project are summarized below and are addressed in each relevant
issue area analyzed in Section 4.1, Aesthetics, through Section 4.18, Wildfire, of this Draft EIR.
The primary issues identified during the comment period for the prior IS/MND and the NOP
process include the following, along with the sections of the EIR in which each of these topics is
addressed:

e Concerns related to the Project’s height, development pattern, and density of
development and compatibility with adjacent residential properties (see Section 4.1,
Aesthetics and Section 4.10, Land Use and Planning);

e Potential for visual impacts and loss of views (see Section 4.1, Aesthetics);

e Potential additional traffic resulting from the Project (see Section 4.15, Transportation
and Appendix K, Traffic Analysis);

e Pedestrian safety concerns related to streets surrounding the Project (see Section 4.15,
Transportation);

e Potential effects on property values, public services, utilities, service systems, and
public service providers (see Section 4.13, Public Service and Section 4.17, Utilities and
Service Systems);

e Applicability of the previously recorded covenants (see Section 4.10, Land Use and
Planning);

e Applicability of the Tract 3883 Declarations of Restrictions on the Project (see Section
4.10, Land Use and Planning);

e Noise impacts during construction (see Section 4.11, Noise);
e Cumulative construction impacts (see Sections through 4.1 through 4.18);
e Requests for preparation of an EIR;

e Concerns related to the Applicant’s prior request for a zone change for the Project,
which is no longer required for the Project (see Section 4.10, Land Use and Planning).
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1.6 SUMMARY OF ENVIRONMENTAL IMPACTS

This EIR has been prepared to assess the potentially significant effects on the environment that
could result from implementation of the Project. For a detailed discussion regarding potential
significant impacts, please refer to Section 4.0, Environmental Analysis, of this EIR.

For each environmental topic, Table 1-1, Summary of Project Impacts, Mitigation Measures and
Level of Significance, includes applicable mitigation measures and County Standard Conditions
that are identified for impacts determined to be potentially significant. As shown in Table 1-1,
Summary of Project Impacts, Mitigation Measures and Level of Significance, the Project would
result in less than significant impacts with implementation of mitigation measures for the
following topical areas evaluated in this EIR:

e Biological Resources; and
e Geology and Soils.

As described below, no significant and unavoidable impacts were identified for the Project.

As required by CEQA, a summary of the Project’s impacts is provided in Table 1-1, Summary of
Project Impacts, Mitigation Measures and Level of Significance, below. Also provided in Table 1-
1, Summary of Project Impacts, Mitigation Measures and Level of Significance, is a list of the
proposed mitigation measures that are recommended in response to the potentially significant
impacts identified in the EIR, as well as a determination of the level of significance of the impacts
after implementation of the recommended mitigation measures.

1.7  ALTERNATIVES TO THE PROJECT

CEQA Guidelines Section 15126.6 requires consideration and discussion of alternatives to the
Projectin an EIR. Three alternatives are discussed and evaluated in Section 5.0 of this EIR, which
are each summarized below.

1.7.1 NO PROJECT ALTERNATIVE

As required by CEQA Guidelines Section 15126.6(e)(1), a No Project Alternative was considered.
Under the No Project Alternative, the Project site would continue to operate as the Tustin Hills
Racquet and Pickleball Club with no expansion or improvements. The existing facilities of the
Tustin Hills Racquet and Pickleball Club consist of eight full-sized tennis courts, 12 pickleball
courts, a swimming pool with two small spas, a lawn/outdoor event area, and two single-story
buildings with banquet spaces, meeting rooms and administrative offices for a total of
approximately 10,000 square feet. Under the No Project Alternative, the Project site would
remain as it currently exists under existing conditions. Overall, the No Project Alternative would
be economically, logistically, and politically feasible but it would not fully achieve the project
objectives as defined above in Section 1.4, Project Objectives. A comparison of environmental
impacts of the Project and the No Project Alternative is provided in Section 5.0. As required by
CEQA Guidelines Section 15126.6(e), the County has evaluated the No Project Alternative.
However, itis worth noting that the County has determined that the No Project Alternative would
not be legally feasible due to the requirements of Senate Bill 330 (SB 330), the Housing Crisis Act
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of 2019, and the Housing Accountability Act (“HAA”), Gov. Code § 65589.5. Pursuant to SB 330
and the HAA, the County has no authority to disapprove the proposed Project, since the Project
meets all the objective criteria contained in the General Plan.

1.7.2 ALTERNATIVE 1 - INCREASED SETBACK ALTERNATIVE

Alternative 1 would consist of the replacement of the existing Tustin Hills Racquet and Pickleball
Club with a Planned Unit Development consisting of a total of 37 units. Under this alternative,
the proposed residential structures would be clustered to allow for an average 25-foot setback
from adjacent residential parcels, which is greater than the proposed Project’s average setbacks.
The same regulatory requirements, County Standard Conditions of Approval, and mitigation
measures as identified for the Project would be applicable to Alternative 1. Alternative 1 would
meet all of the project objectives, and was determined to be feasible. A comparison of
environmental impacts of the Project and Alternative 1 is provided in Section 5.0.
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TABLE 1-1
SUMMARY OF PROJECT IMPACTS, MITIGATION MEASURES AND LEVEL OF SIGNIFICANCE

Mitigation Measure, Regulatory Requirements, and Standard Level of Significance
Threshold of Significance Impact Before Significance Conditions After Mitigation
Section 4.1 - Aesthetics
a) Have a substantial adverse effect on a scenic vista. Less Than Significant Impact N/A Less Than Significant Impact
b) Substantially damage scenic resources, including, but not limited to, trees, | No Impact N/A No Impact
rock outcroppings, and historic buildings within a state scenic highway.
¢) In non-urbanized areas, substantially degrade the existing visual character | Less Than Significant Impact N/A Less Than Significant Impact
or quality of public views of the site and its surroundings (Public views are
those that are those that are experienced from publicly accessible vantage
point). If the project is in an urbanized area, conflict with applicable zoning and
other regulations governing scenic quality.
d) Create a new source of substantial light or glare, which would adversely | Less Than Significant Impact SC AES-1: County Standard Condition of Approval LG0O1: Less Than Significant Impact

affect day or nighttime views in the area.
Prior to issuance of any building permit, the applicant shall demonstrate that all
exterior lighting has been designed and located so that all direct rays are confined
to the property in a manner meeting the approval of the Manager, Building Permit

Services.
Section 4.2 - Air Quality
a) Conflict with or obstruct implementation of the applicable air quality plan. Less Than Significant Impact N/A Less Than Significant Impact
b) Result in a cumulatively considerable net increase of any criteria pollutant | Less Than Significant Impact N/A Less Than Significant Impact
for which the project region is non-attainment under an applicable federal or
state ambient air quality standard.
c) Expose sensitive receptors to substantial pollutant concentrations. Less Than Significant Impact N/A Less Than Significant Impact
d) Result in other emissions (such as those leading to odors adversely affecting | Less Than Significant Impact N/A Less Than Significant Impact
a substantial number of people.
Section 4.3 - Biological Resources
a) Have a substantial adverse effect, either directly or through habitat Potentially Significant Impact MM BIO-1: To avoid impacts to roosting bats, vegetation removal shall be Less Than Significant Impact After
modifications, on any species identified as a candidate, sensitive, or special scheduled outside of the maternity season (i.e., April 1 through August 31). If Mitigation
status species in local or regional plans, policies, or regulations, or by the tree clearing during the maternity season is not feasible, then pre-construction
California Department of Fish and Game or U.S. Fish and Wildlife Service. roost emergence survey will be conducted by a qualified biologist prior to

Project vegetation clearing. Trees that are being used by roosting bats and those
within 100 feet of an active roost will not be removed during the maternity
season (i.e., April 1 through August 31) to avoid impacts on an active maternity
roost, which may include juvenile bats that cannot fly.

Also, a qualified bat Biologist shall be present during removal of palm trees at any
time of year. During removal of palm trees, dead palm fronds shall be removed
prior to felling the tree. To the greatest extent possible, the drop distance of palm
fronds shall be minimized to minimize the potential for injury of bats that may be
roosting in the fronds. The Biologist will examine the palm fronds immediately
following their removal for torpid (dormant) bats.

b) Have a substantial adverse effect on any riparian habitat or other sensitive | No Impact N/A No Impact
natural community identified in local or regional plans, policies, regulations or
by the California Department of Fish and Game or US Fish and Wildlife Service.
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TABLE 1-1

SUMMARY OF PROJECT IMPACTS, MITIGATION MEASURES AND LEVEL OF SIGNIFICANCE

Threshold of Significance

Impact Before Significance

Mitigation Measure, Regulatory Requirements, and Standard
Conditions

Level of Significance
After Mitigation

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

No Impact

N/A

No Impact

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

Potentially Significant Impact

MM BIO-2: To avoid impacts on nesting birds and raptors, vegetation removal
shall be scheduled between September 2 and February 14, which is outside the
peak nesting season. If vegetation removal must occur during the peak nesting
season (i.e.,, February 15 to September 1), a pre-construction nesting bird survey
shall be conducted by a qualified Biologist within 7 days prior to vegetation
removal activities. This requirement shall be included as notes on the contractor
specifications and shall be reviewed by the Manager of Building & Safety, or
designee, for compliance with this requirement prior to issuance of a grading
permit.

If the Biologist finds an active nest within or adjacent to the construction area,
the Biologist will identify an appropriate protective buffer zone around the nest
depending on the sensitivity of the species, the nature of the construction
activity, and the amount of existing disturbance in the vicinity. In general, the
Biologist shall designate a buffer between 10 to 200 feet for common nesting
birds and 200 to 500 feet for nesting raptors. No construction activities will be
allowed within the buffer until nesting activity has ended to ensure compliance
with California Fish and Game Code.

Less Than Significant Impact After
Mitigation

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

No Impact

N/A

Less Than Significant Impact

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.

No Impact

N/A

Less Than Significant Impact

Section 4.4 - Cultural Resources

a) Cause a substantial adverse change in the significance of a historical
resource pursuant to Section 15064.5.

No Impact

N/A

No Impact

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

Less Than Significant Impact

SC CUL-1: County Standard Condition of Approval A04:

Prior to the issuance of any grading permit, the Applicant shall provide written
evidence to the Manager, Subdivision and Grading, that the Applicant has retained
a County-certified archaeologist, to observe grading activities and salvage and
catalogue archaeological resources as necessary. The archaeologist shall be
present at the pre-grade conference, shall establish procedures for archaeological
resource surveillance, and shall establish, in cooperation with the Applicant,
procedures for temporarily halting or redirecting work to permit the sampling,
identification, and evaluation of the artifacts as appropriate. If the archaeological
resources are found to be significant, the archaeologist shall determine
appropriate actions, in cooperation with the Applicant and County, for exploration
and/or salvage.

Prior to the release of the grading bond the Applicant shall obtain approval of the
archaeologist’s follow-up report from the Manager, Harbors, Beaches & Parks
HBP/Coastal and Historical Facilities. The report shall include the period of
inspection, an analysis of any artifacts found and the present repository of the
artifacts. Applicant shall prepare excavated material to the point of identification.
Applicant shall offer excavated finds for curatorial purposes to the County, or its

Less Than Significant Impact
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TABLE 1-1

SUMMARY OF PROJECT IMPACTS, MITIGATION MEASURES AND LEVEL OF SIGNIFICANCE

Threshold of Significance

Impact Before Significance

Mitigation Measure, Regulatory Requirements, and Standard
Conditions

Level of Significance
After Mitigation

designee, on a first refusal basis. These actions, as well as final mitigation and
disposition of the resources, shall be subject to the approval of the Manager,
HBP/Coastal and Historical Facilities. Applicant shall pay curatorial fees if an
applicable fee program has been adopted by the Board of Supervisors, and such
fee program is in effect at the time of presentation of the materials to the County
of Orange or its designee, all in a manner meeting the approval of the Manager,
HBP/Coastal and Historical Facilities.

¢) Disturb any human remains, including those interred outside of formal

cemeteries.

Less Than Significant Impact

RR CUL-1: If human remains are encountered during excavation activities, all
work shall halt in the vicinity of the remains and the Orange County Coroner shall
be notified (California Public Resources Code, Section 5097.98). The Coroner will
determine whether the remains are of forensic interest. If the Coroner, with the
aid of a County-certified archaeologist, determines that the remains are
prehistoric, she/he will contact the Native American Heritage Commission
(NAHC). The NAHC will be responsible for designating the most likely descendant
(MLD), who will be responsible for the ultimate disposition of the remains, as
required by Section 7050.5 of the California Health and Safety Code. The MLD shall
make his/her recommendation within 48 hours of being granted access to the site.
If feasible, the MLD’s recommendation should be followed and may include
scientific removal and non-destructive analysis of the human remains and any
items associated with Native American burials (California Health and Safety Code,
Section 7050.5). If the Applicant rejects the MLD’s recommendations, the
Applicant shall rebury the remains with appropriate dignity on the Project site in
a location that will not be subject to further subsurface disturbance (California
Public Resources Code, Section 5097.98).

Less Than Significant Impact

Section 4.5 - Energy

a) Result in potentially significant environmental impact due to wasteful, | Less Than Significant Impact N/A Less Than Significant Impact
inefficient, or unnecessary consumption of energy resources, during project

construction or operation.

b) Conflict with or obstruct a state or local plan for renewable energy or energy | Less Than Significant Impact N/A Less Than Significant Impact
efficiency.

Section 4.6 - Geology and Soils

a) Directly or indirectly cause potential substantial adverse effects, including | Less Than Significant Impact N/A Less Than Significant Impact

the risk of loss, injury, or death involving:

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

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

ii) Strong seismic ground shaking.

MM GEO-1: Prior to approval grading plans, the Applicant shall demonstrate, to
the satisfaction of the Manager, Building and Safety, that the recommendations in
the Geotechnical Investigation, Geotechnical Investigation Update, and in any
future geotechnical reports have been fully and appropriately incorporated
(Geocon 2017, 2020). These recommendations include, but are not limited to, the
following geotechnical areas:

e  General

e  Soil and Excavation Characteristics

e  Minimum Resistivity, pH, and Water-Soluble

e (Grading

Less Than Significant Impact After
Mitigation
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Mitigation Measure, Regulatory Requirements, and Standard Level of Significance
Threshold of Significance Impact Before Significance Conditions After Mitigation
e  Slope Construction
e  Shrinkage
e Foundation Design
e Foundation Settlement
e  Miscellaneous Foundations
e Lateral Design
e  Concrete Slabs-on-Grade
e  Preliminary Pavement Recommendations
e  Retaining Walls
e Retaining Wall
e  Temporary Excavations
e  Stormwater Infiltration
e  Surface Drainage
e Plan Review
a) Directly or indirectly cause potential substantial adverse effects, including | Less Than Significant Impact N/A Less Than Significant Impact
the risk of loss, injury, or death involving:
iii) Seismic-related ground failure, including liquefaction.
a) Directly or indirectly cause potential substantial adverse effects, including | Potentially Significant Impact See above for MM GEO-1. Less Than Significant Impact After
the risk of loss, injury, or death involving: Mitigation
iv) Seismic-related ground failure, including landslides.
b) Result in substantial soil erosion or the loss of topsoil. Less Than Significant Impact N/A Less Than Significant Impact
c) Be located on a geologic unit or soil that is unstable, or that would become Potentially Significant Impact See above for MM GEO-1. Less Than Significant Impact After
unstable as a result of the project, and potentially result in on- or off-site Mitigation
landslide, lateral spreading, subsidence, liquefaction, or collapse.
d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Potentially Significant Impact See above for MM GEO-1. Less Than Significant Impact After
Building Code (1994), creating substantial direct or indirect risks to life or Mitigation
property.
e) Have soils incapable of adequately supporting the use of septic tanks or No Impact N/A No Impact
alternative waste water disposal systems where sewers are not available for
the disposal of waste water.
f) Directly or indirectly destroy a unique paleontological resource or site or Less Than Significant Impact SC GEO-1: County Standard Condition GO1: Less Than Significant Impact
unique geologic feature.
Prior to the issuance of a grading permit, the applicant shall submit a geotechnical
report to the Manager, Building and Safety, for approval. The report shall include
the information and be in the form as required by the Grading Code and Grading
Manual.l
SC GEO-2: County Standard Condition A04:
Prior to the issuance of the first grading permit, the project applicant shall provide
written evidence to the Manager, Building and Safety, that applicant has retained

1 The Grading Manual provides detailed compilation of rules, procedures, and interpretations necessary to carry out the provisions of the OC Grading and Excavation Code. The Grading Manual contains provisions specifying what needs to be addressed
in geotechnical studies. Evaluation of the grading plans in compliance with the requirements of the Grading Manual would ensure the Project is in compliance with the OC Grading and Excavation Code.
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Mitigation Measure, Regulatory Requirements, and Standard Level of Significance
Threshold of Significance Impact Before Significance Conditions After Mitigation

a County certified paleontologist to observe grading activities and salvage and
catalogue fossils as necessary. The paleontologist shall be present at the pre-grade
conference, shall establish procedures for paleontological resource surveillance,
and shall establish, in cooperation with the applicant, procedures for temporarily
halting or redirecting work to permit sampling, identification, and evaluation of
the fossils. If the paleontological resources are found to be significant, the
paleontologist shall determine appropriate actions, in cooperation with the
applicant, to ensure proper exploration and/or salvage. Prior to the release of the
grading bond the applicant shall submit the paleontologist’s follow-up report for
approval by the Manager, Permit Services. The report shall include the period of
inspection, a catalogue and analysis of the fossils found, and the present repository
of the fossils. Applicant shall prepare excavated material to the point of
identification and offer excavated finds for curatorial purposes to the County of
Orange, or its designee, on a first refusal basis. These actions, as well as final
mitigation and disposition of the resources, shall be subject to approval by
Manager, Permit Services. Applicant shall pay curatorial fees if an applicable fee
program has been adopted by the Board of Supervisors, and such fee program is
in effect at the time of presentation of the materials to the County of Orange or its
designee, all in a manner meeting the approval of the Manager, Permit Services.

Section 4.7 - Greenhouse Gas Emissions

a) Generate greenhouse gas emissions, either directly or indirectly, that may Less Than Significant Impact N/A Less Than Significant Impact
have a significant impact on the environment.

b) Conflict with an applicable plan, policy or regulation adopted for the Less Than Significant Impact N/A Less Than Significant Impact
purpose of reducing the emissions of greenhouse gases.

Section 4.8 - Hazards and Hazardous Materials

a) Create a significant hazard to the public or the environment through the | Less Than Significant Impact SC HAZ-1: County Standard Condition of Approval FD03: Less Than Significant Impact
routine transport, use, or disposal of hazardous materials.
Applicant/operator shall store, manifest, transport, and dispose of all on-site
generated waste that meets hazardous waste criteria in accordance with
California Code of Regulations Title 22 and in a manner to the satisfaction of the
Manager, HCA/Hazardous Materials Program. Applicant shall keep storage,
transportation, and disposal records on site and open for inspection to any
government agency upon request.

RR HAZ-1: Transport of materials deemed as hazardous must comply with the
requirements of Title 22, Division 4.5 of the California Code of Regulations, the U.S.
Department of Transportation regulations in the Code of Federal Regulations
(specifically, Title 49, Hazardous Materials Transportation Act and Title 40, Part
263, Subtitle C of Resource Conservation and Recovery Act), California
Department of Transportation (Caltrans) standards, and Occupational Safety and
Health Administration (OSHA) standards.

b) Create a significant hazard to the public or the environment through Less Than Significant Impact RR HAZ-2: Prior to issuance of a demolition permit for any buildings or facilities, | Less Than Significant Impact
reasonably foreseeable upset and accident conditions involving the release of building materials shall be assessed by a qualified Environmental Professional as
hazardous materials into the environment. defined in Section 312.10 of 40 CFR Part 312 for the presence of lead-based paints

(LBPs), asbestos-containing materials (ACM), and other common hazardous
building materials (e.g, polychlorinated biphenyl [PCB]-containing lighting
ballasts and mercury-containing light tubes and switches). If determined to be
present, the Applicant shall prepare an abatement plan for their removal and safe
transport in compliance with State and federal regulations, including Occupational
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Threshold of Significance

Impact Before Significance

Mitigation Measure, Regulatory Requirements, and Standard
Conditions

Level of Significance
After Mitigation

Safety and Health Administration (OSHA) regulations in the Code of Federal
Regulations (specifically Title 29, Part 1926) and South Coast Air Quality
Management District (SCAQMD) Rule 1403. The abatement plan shall meet the
satisfaction of the Manager, Orange County Health Care Agency
(OCHCA)/Hazardous Materials Program.

Also, see above for SC HAZ-1 and RR HAZ-1, which are also applicable to this
threshold.

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

Less Than Significant Impact

N/A

Less Than Significant Impact

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

No Impact

N/A

No Impact

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

No Impact

N/A

No Impact

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

Less Than Significant Impact

N/A

Less Than Significant Impact

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

Less Than Significant Impact

N/A

Less Than Significant Impact

Section 4.9 - Hydrology and Water Quality

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

Less Than Significant Impact

SCHWQ-1: County Standard Condition of Approval WQO01:

Prior to the issuance of any grading or building permits, the applicant shall submit
for review and approval by the Manager, Inspection Services Division, a Water
Quality Management Plan (WQMP) specifically identifying Best Management
Practices (BMPs) that will be used onsite to control predictable pollutant runoff.
This WQMP shall identify, at a minimum, the routine structural and non-structural
measures specified in the current Drainage Area Management Plan (DAMP). The
WQMP must also:

e  Address Site Design BMPs (as applicable) such as minimizing impervious
areas, maximizing permeability, minimizing directly connected
impervious areas, creating reduced or “zero discharge” areas, and
conserving natural areas;

e Incorporate applicable Routine Source Control BMPs as defined in the
DAMP; and

e Include an Operation and Maintenance (O&M) Plan that identifies the
mechanism(s) by which long-term O&M of all structural BMPs will be
provided.

Less Than Significant Impact
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Mitigation Measure, Regulatory Requirements, and Standard Level of Significance
Threshold of Significance Impact Before Significance Conditions After Mitigation
SCHWQ-2: County Standard Condition of Approval WQ02:

Prior to the issuance of any grading or building permits (for Priority Projects), the
applicant shall include in the WQMP the following additional Priority Project
information in a manner meeting the approval of the Manager, Inspection Services
Division:

e Include post-construction Treatment Control BMP(s) as defined in the
DAMP;

e Forapplicants relying on Regional Treatment Controls, discuss applicable
regional water quality and/or watershed program; and

e Include an Operation and Maintenance (0&M) Plan that (1) describes the
long-term operation and maintenance requirements for post-
construction Treatment Control BMP(s); (2) identifies the entity that will
be responsible for long-term operation and maintenance of the
referenced Treatment Control BMP(s); and (3) describes the mechanism
for funding the long-term operation and maintenance of the referenced
Treatment Control BMP(s).

SC HWQ-3: County Standard Condition of Approval WQ03:

Prior to the issuance of a certificate of use and occupancy, the applicant shall
demonstrate compliance with the WQMP in a manner meeting the satisfaction of
the Manager, Inspection Services Division, including:

e Demonstrate that all structural Best Management Practices (BMPs)
described in the project's WQMP have been implemented, constructed
and installed in conformance with approved plans and specifications;

e Demonstrate that the applicant has complied with all non-structural
BMPs described in the project’'s WQMP;

e  Submit for review and approval an Operations and Maintenance (0&M)
Plan for all structural BMPs for attachment to the WQMP;

e Demonstrate that copies of the project’s approved WQMP (with
attached O&M Plan) are available for each of the incoming occupants;

e  Agree to pay for a Special Investigation from the County of Orange for a
date (12) twelve months after the issuance of a Certificate of Use and
Occupancy for the project to verify compliance with the approved
WQMP and O&M Plan; and

o Demonstrate that the applicant has agreed to and recorded one of the
following: 1) the CC&R’s (that must include the approved WQMP and
0&M Plan) for the project Home Owner’s Association; 2) a water quality
implementation agreement that has the approved WQMP and 0&M
Plan attached; or 3) the final approved Water Quality Management Plan
(WQMP) and Operations and Maintenance (O&M) Plan.
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SC HWQ-4: County Standard Condition of Approval WQ04:

Prior to the issuance of any grading or building permits, the applicant shall
demonstrate compliance under California’s General Permit for Stormwater
Discharges Associated with Construction Activity by providing a copy of the Notice
of Intent (NOI) submitted to the State Water Resources Control Board and a copy
of the subsequent notification of the issuance of a Waste Discharge Identification
(WDID) Number or other proof of filing in a manner meeting the satisfaction of the
Manager, Building Permit Services. Projects subject to this requirement shall
prepare and implement a Stormwater Pollution Prevention Plan (SWPPP). A copy
of the current SWPPP shall be kept at the project site and be available for County
review on request.

SC HWQ-5: County Standard Condition of Approval WQO05:

Prior to the issuance of any grading or building permit, the applicant shall submit
an Erosion and Sediment Control Plan (ESCP) in a manner meeting approval of the
Manager, Building Permit Services, to demonstrate compliance with local and
state water quality regulations for grading and construction activities. The ESCP
shall identify how all construction materials, wastes, grading or demolition debris,
and stockpiles of soil, aggregates, soil amendments, etc. shall be properly covered,
stored, and secured to prevent transport into local drainages or coastal waters by
wind, rain, tracking, tidal erosion or dispersion. The ESCP shall also describe how
the applicant will ensure that all BMP’s will be maintained during construction of
any future public rights-of-way. A copy of the current ESCP shall be kept at the
project site and be available for County review on request.

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

Less Than Significant Impact

N/A

Less Than Significant Impact

i)

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

result in substantial erosion or siltation on- or off-site;

Less Than Significant Impact

N/A

Less Than Significant Impact

ii)

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

substantially increase the rate or amount of surface runoff in a manner
which would result in flooding on- or offsite;

Less Than Significant Impact

N/A

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

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

Less Than Significant Impact

N/A

Less Than Significant Impact

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

iv) impede or redirect flood flows.

Less Than Significant Impact

N/A

Less Than Significant Impact

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

No Impact

N/A

No Impact

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

Less Than Significant Impact

N/A

Less Than Significant Impact

Section 4.10 - Land Use and Planning

a) Physically divide an established community.

No Impact

N/A

No Impact

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

Less Than Significant Impact

N/A

Less Than Significant Impact

Section 4.11 - Noise

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

Less Than Significant Impact

RR NOI-1: Per Chapter 6, Noise Control, Section 4616, Specific Disturbing Noise
Prohibited, of the City of Tustin Municipal Code the erection, demolition,
alteration, repair, excavation, grading, paving or construction of any building or
site is prohibited between the hours of 6 p.m. and 7 a.m., Monday through Friday
and 5 p.m. and 9 a.m. on Saturdays and during all hours Sundays and city observed
federal holidays.

SC NOI-1: County Standard Condition of Approval N10:

A. Prior to the issuance of any grading permits, the project proponent
shall produce evidence acceptable to the Manager, Building Permits
Services, that:

1. All construction vehicles or equipment, fixed or mobile,
operated within 1,000" of a dwelling shall be equipped with
properly operating and maintained mufflers.

2. All operations shall comply with County of Orange Codified
Ordinance Division 6 (Noise Control).

3. Stockpiling and/or vehicle staging areas shall be located as far
as practicable from residential dwellings.

B. Notations in the above format, appropriately numbered and
included with other notations on the front sheet of the project’s

permitted grading plans, will be considered as adequate evidence of

compliance with this condition.

Less Than Significant Impact
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b) Generation of excessive groundborne vibration or groundborne noise
levels.

Less Than Significant Impact

See above for SC NOI-1.

Less Than Significant Impact

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

No Impact

N/A

No Impact

Section 4.12 - Population and Housing

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

Less Than Significant Impact

N/A

Less Than Significant Impact

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

No Impact

N/A

No Impact

Section 4.13 - Public Services

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

i)  Fire protection.

Less Than Significant Impact

N/A

Less Than Significant Impact

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

ii) Police protection.

Less Than Significant Impact

N/A

Less Than Significant Impact

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

iii) School.

Less Than Significant Impact

N/A

Less Than Significant Impact

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

iv) Parks.

Less Than Significant Impact

N/A

Less Than Significant Impact
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a) Result in substantial adverse physical impacts associated with the provision | Less Than Significant Impact N/A Less Than Significant Impact
of new or physically altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which could cause
significant environmental impacts, in order to maintain acceptable service
ratios, response times or other performance objectives for any of the public
services:
v) Other public facilities.
Section 4.14 - Recreation
a) Increase the use of existing neighborhood and regional parks or other Less Than Significant Impact N/A Less Than Significant Impact
recreational facilities such that substantial physical deterioration of the facility
would occur or be accelerated.
b) Include recreational facilities or require the construction or expansion of Less Than Significant Impact N/A Less Than Significant Impact
recreational facilities which might have an adverse physical effect on the
environment.
Section 4.15 - Transportation
a) Conflict with a program, plan, ordinance, or policy addressing the Less Than Significant Impact N/A Less Than Significant Impact
circulation system, including transit, roadway, bicycle and pedestrian
facilities.
b) Conflict or be inconsistent with CEQA Guidelines Section 15064.3, Less Than Significant Impact N/A Less Than Significant Impact
subdivision (b).
c) Substantially increase hazards due to a geometric design feature (e.g., sharp | Less Than Significant Impact SC TRA-1: County Standard Condition of Approval T10: Less Than Significant Impact
curves or dangerous intersections) or incompatible uses (e.g., farm
equipment). Prior to the issuance of any grading permits, the applicant shall demonstrate
adequate sight distance per Standard Plan 1117 at all street intersections, in a
manner meeting the approval of the Manager, OC Infrastructure/Traffic
Engineering. The applicant shall make all necessary revisions to the plan to meet
the sight distance requirement such as removing slopes or other encroachments
from the limited use area in a manner meeting the approval of the Manager,
Building and Safety.
d) Result in inadequate emergency access. Less Than Significant Impact N/A Less Than Significant Impact
Section 4.16 - Tribal Cultural Resources
a) Cause a substantial adverse change in the significance of a tribal cultural Less Than Significant Impact N/A Less Than Significant Impact
resource, defined in Public Resources Code section 21074 as either a site,
feature, place, cultural landscape, sacred place, or object with cultural value to
a California Native American tribe, and that is:
(i. Listed or eligible for listing in the California Register of Historical
Resources, or in a local register of historical resources as defined in
Public Resources Code section 5020.1 (k), or
RANCH HILLS PLANNED DEVELOPMENT 1-17
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a) Cause a substantial adverse change in the significance of a tribal cultural Less Than Significant Impact SC TCR-1: County Standard Condition of Approval TCR-1: Less Than Significant Impact
resource, defined in Public Resources Code section 21074 as either a site,
feature, place, cultural landscape, sacred place, or object with cultural value to If unanticipated archaeological resources or deposits are discovered during earth-
a California Native American tribe, and that is: moving activities, OCPW will implement the following measures. All work will halt
(ii. A resource determined by the lead agency, in its discretion and within a 50-foot radius of the discovery. The Applicant will have a qualified
supported by substantial evidence, to be significant pursuant to criteria professional archaeologist assess the significance of the find. If the resources are
set forth in subdivision (c) of Public Resource Code Section 5024.1. In Native American in origin, the County shall coordinate with the Tribe regarding
applying the criteria set forth in subdivision (c) of Public Resources Code evaluation, treatment, curation, and preservation of these resources. The
Section 5024.1, the lead agency shall consider the significance of the archaeologist will have the authority to modify the no-work radius as appropriate,
resource to a California Native American tribe. using professional judgment in consultation with OCPW. Work will not continue

within the no-work radius until the archaeologist conducts sufficient research and
evidence and data collection to establish that the resource is either: (1) not
cultural in origin; or (2) not potentially eligible for listing on the CRHR. If a
potentially eligible resource is encountered, then the archaeologist and OCPW, as
lead agency, in consultation with Gabrielefio Band of Mission Indians - Kizh
Nation, will arrange for either: (1) avoidance of the resource, if possible; or (2) test
excavations to evaluate eligibility, and if eligible, an attempt to resolve adverse
effects to determine appropriate mitigation. The assessment of eligibility will be
formally documented in writing as verification that the provisions in CEQA for
managing unanticipated discoveries and PRC Section 5024 have been met.

Also, see above for RR CUL-1, which is also applicable to this threshold.

Section 4.17 - Utilities and Service Systems

a) Require or result in the relocation or construction of new or expanded Less Than Significant Impact N/A Less Than Significant Impact
water, wastewater treatment or storm water drainage, electric power, natural
gas, or telecommunications facilities, the construction or relocation of which
could cause significant environmental effects.

b) Have sufficient water supplies available to serve the project and reasonably | Less Than Significant Impact N/A Less Than Significant Impact
foreseeable future development during normal, dry and multiple dry years.

c) Result in a determination by the wastewater treatment provider which Less Than Significant Impact N/A Less Than Significant Impact
serves or may serve the project that it has adequate capacity to serve the
project’s projected demand in addition to the provider’s existing
commitments.

d) Generate solid waste in excess of State or local standards, or in excess of the | Less Than Significant Impact N/A Less Than Significant Impact
capacity of local infrastructure, or otherwise impair the attainment of solid
waste reduction goals.

e) Comply with federal, state, and local management and reduction statutes Less Than Significant Impact N/A Less Than Significant Impact
and regulations related to solid waste.

Section 4.18 - Wildfire

a) Substantially impair an adopted emergency response plan or emergency No Impact N/A No Impact
evacuation plan.

b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, | No Impact N/A No Impact
and thereby expose project occupants to, pollutant concentrations from a
wildfire or the uncontrolled spread of a wildfire.
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¢) Require installation or maintenance of associated infrastructure (such as No Impact N/A No Impact
roads, fuel breaks, emergency water sources, power lines or other utilities)
that may exacerbate fire risk or that may result in temporary or ongoing
impacts to the environment.
d) Expose people or structures to significant risks, including downslope or No Impact N/A No Impact
downstream flooding or landslides, as a result of runoff, post-fire slope
instability, or drainage change.
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2.0 INTRODUCTION

2.1  SUMMARY AND SCOPE OF THE PROJECT

This Draft Environmental Impact Report (EIR) has been prepared by the County of Orange, OC
Public Works, Development Services (County) to evaluate the potential environmental effects
that could result from development of the Ranch Hills Planned Development (Project). This EIR
has been prepared in conformance with the California Environmental Quality Act of 1970 (CEQA)
statutes (Cal. Pub. Res. Code, Section 21000 et. seq., as amended) and implementing guidelines
(Cal. Code Regs., Title 14, Section 15000 et. seq.), and the 2020 County of Orange Local CEQA
Procedures Manual (County of Orange 2020).

The County is the lead agency under CEQA for the preparation of this EIR.

The Project site is located within the community of North Tustin in unincorporated Orange
County at 11782 Simon Ranch Road on Assessor’s Parcel Number 104-321-01, as shown in
Exhibit 1-1, Regional Location Map and Exhibit 1-2, Aerial Photograph, respectively. The Project
site consists of 5.88 acres and is currently developed with the Tustin Hills Racquet and Pickleball
Club situated within a residential setting. At this time, the clubhouse is closed but the tennis and
pickleball courts are open. The Project site is not located within the boundaries of the North
Tustin Specific Plan. Single family residential land uses surround the Project site in all directions.
The rear yards of adjacent residences abut the Project site on all sides. The City of Tustin city
limits are adjacent to the eastern Project site boundary.

The Project proposes replacing the Tustin Hills Racquet and Pickleball Club with a planned
residential development consisting of 34 single-family townhome units and 3 single-family
detached units for a total of 37 units. The Project will be formally mapped for condominium
purposes. Project site access would be provided at the intersection of Pavillion Drive and Simon
Ranch Road.

2.2  CEQA REQUIREMENTS

CEQA (California Public Resources Code, Section 21000 et. seq.) requires the preparation of an
EIR for any Project that a lead agency determines may have a significant impact on the
environment. According to Section 21002.1(a) of CEQA, “The purpose of an environmental
impact report is to identify the significant effects on the environment of a Project, to identify
alternatives to the Project, and to indicate the manner in which those significant effects can be
mitigated or avoided.” CEQA also establishes mechanisms whereby the public and decision
makers can be informed about the nature of the Project being proposed, and the extent and types
of impacts that the Project and its alternatives would have on the environment if they were to be
implemented.
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2.2.1 ENVIRONMENTAL PROCEDURES

The basic purposes of CEQA are to accomplish the following:

1. Inform governmental decision makers and the public about the potential, significant
environmental effects of proposed activities;

2. ldentify the ways that environmental damage can be avoided or be significantly reduced;

3. Prevent significant, avoidable damage to the environment by requiring changes in
projects through the use of alternatives or mitigation measures when the governmental
agency finds the changes to be feasible; and

4. Disclose to the public the reasons why a governmental agency approved the project in
the manner the agency chose if significant environmental effects are involved (Section
15002 of the CEQA Guidelines).

An Initial Study/Mitigated Negative Declaration (IS/MND) was previously prepared and
circulated for the Project in May 2020. A total of 223 comments were received on the IS/MND
during the public review period, including two comments from public agencies and the
remaining from residents and other interested persons. Thereafter, the Applicant requested and
OC development Services/Planning agreed that an EIR be prepared for the Project. Following the
decision to prepare an EIR the Project name was changed from Ranch Hills Community to Ranch
Hills Planned Development.

As part of the EIR process, a Notice of Preparation (NOP) was released on June 17, 2021
(Appendix A, Notice of Preparation), beginning the 30-day public scoping period for the EIR.
During the mandatory 30-day scoping period leading up to publication of this Draft EIR, the
County received four public agency comment letters and one comment letter from a public utility
in response to the NOP. Copies of these NOP comment letters are provided in Appendix B,
Scoping Comment Letters and IS/MND Comment Letters, of this EIR. This EIR has incorporated
the comments received from the public and public agencies in response to the NOP and the
previously circulated Initial Study/Mitigated Negative Declaration (IS/MND). Although the
IS/MND was not adopted by the Planning Commission and has now been superseded by the
preparation of this Draft EIR, written comments received on the IS/MND are also incorporated
in the analysis and included in Appendix B, Scoping Comment Letters and IS/MND Comment
Letters. Environmental issues that have been raised during opportunities for public input
regarding the Project are summarized below and are addressed in each relevant issue area
analyzed in Section 4.1, Aesthetics, through Section 4.18, Wildfire, of this Draft EIR. The primary
issues identified during the comment period for the prior IS/MND and the NOP process include
the following:

The EIR has been made available for review to the public and public agencies to provide
comments on the “sufficiency of the document in identifying and analyzing the possible impacts
on the environment and ways in which the significant effects of the Project might be avoided or
mitigated”. Copies of the Draft EIR and Appendices are available for review from May 10, 2022
to June 29, 2022 at the following locations:
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e OC Development Services/Planning Project website:
https://ocds.ocpublicworks.com/service-areas/oc-development-services/planning-
development/current-projects/3rd-district/pal180034

e OC Development Services/Planning, County Administrative South building, 601 N. Ross
Street, Santa Ana, CA 92701

e Orange County Public Library, Tustin Library, 345 E. Main Street, Tustin, CA 92780

e Orange County Public Library, Irvine Katie Wheeler Library, 13109 Old Myford Road,
Irvine, CA 92602

e (City of Orange Public Library, El Modena Branch Library, 380 S. Hewes Street, Orange,
CA 92869

Electronic files related to this Project may be downloaded from the Project website referenced
above.

Written comments regarding the Draft EIR must be submitted no later than 5:00 PM on
Wednesday, June 29, 2022. During the public review period, comments from the general
public, organizations, and agencies regarding environmental issues analyzed in the Draft EIR and
the Draft EIR’s accuracy and completeness may be submitted to the lead agency via email to
Kevin.Canning@ocpw.ocgov.com, or via mail to the following address:

Kevin Canning
Contract Planner
County of Orange Public Works
Development Services/Planning
P.0.Box 4048
Santa Ana, California 92702-4048

Written comments may also be submitted in person to the lead agency at the following address:

Kevin Canning
Contract Planner
County of Orange Public Works
Development Services/Planning
601 North Ross Street
Santa Ana, California 92701

As the lead agency for the Project, the County has assumed responsibility for preparing this
document. The decision to consider the Project is within the purview of the County Planning
Commission, and the Board of Supervisors, if appealed. The County will use the information
included in this EIR to consider potential impacts to the physical environment associated with
the Project when considering approval of the Project. As set forth in Section 15021 of the CEQA
Guidelines, the County, as lead agency, has the duty to avoid or minimize environmental damage
where feasible. Furthermore, Section 15021(d) of the CEQA Guidelines states that:

CEQA recognizes that in determining whether and how a project should be
approved, a public agency has an obligation to balance a variety of public
objectives, including economic, environmental, and social factors and in
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particular the goal of providing a decent home and satisfying living environment
for every Californian. An agency shall prepare a statement of overriding
considerations as described in Section 15093 to reflect the ultimate balancing of
competing public objectives when the agency decides to approve a project that
will cause one or more significant effects on the environment.

2.3 EIR ORGANIZATION

This EIR is organized into eight sections, each containing its own references section. A list of the
EIR sections and a brief description of their contents is provided below to assist the reader in
locating information.

e Section 1.0, Executive Summary: This section provides a description of the Project
location and setting, an abbreviated Project description, Project objectives, areas of
controversy, summary of environmental impacts, and overview of alternatives
considered by the County. Section 1.0 also includes Table 1-1, Summary of Project
Impacts, Mitigation Measures and Level of Significance, which provides a summary of
impacts for each threshold along with mitigation measures, as applicable.

e Section 2.0, Introduction: This section briefly discusses the purpose of the EIR,
describes the environmental review process, describes the environmental setting of the
Project, and gives an overview of the EIR’s organization and topics covered in the EIR.

e Section 3.0, Project Description: This section provides a detailed description of the
Project characteristics and the environmental setting of the Project, as well as a statement
of the Project Objectives and a list of anticipated discretionary actions for the Project.

e Section 4.0, Impact Analysis: This section contains subsections 4.1 through 4.18. Each
subsection includes discussions on the following topics: existing conditions, regulatory
setting, thresholds of significance, impact analysis, cumulative impacts, mitigation
program, and significance after mitigation.

e Section 5.0, Alternatives: This section includes an overview of CEQA requirements for
the consideration and selection of alternatives, as well as alternatives considered but
rejected. This section also includes an analysis of alternatives carried forward for
consideration as well as a discussion of the environmentally superior alternative.

e Section 6.0, Preparers: This section lists the persons that directly contributed to
preparation of this EIR.

2.4 ISSUES TO BE ADDRESSED IN THE EIR

The scope of the EIR is based on the findings of the technical studies, determination by the
County, and input received from the agencies and the public as part of the scoping process as
well as the comments received during the circulation of the IS/MND that was circulated for the
Project in May 2020. Based on the County’s determination, the EIR addresses all environmental
topics with potential to result in significant effects. The environmental topics and issues within
the topics with no potential for impact are identified in below in Section 2.5, Effects Not Found
To Be Significant, of the EIR and focused out from further analysis in Section 4.0 of the EIR,
Impact Analysis.
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Based on the County’s determination and the comments received by the County on the NOP and
previous IS/MND, this EIR analyzes the following environmental topics with their respective
section numbers:

2.5

Consistent with Section 15128 of the CEQA Guidelines, an EIR shall contain a statement briefly
indicating the reasons that various possible significant effects of a project were determined not
to be significant, and which were therefore not discussed in detail in the EIR. As discussed below,
the Project would have no impacts related to the topics of agricultural and forestry resources
and mineral resources. Therefore, these topics are not discussed further in Section 4.0, Impact
Analysis, of this EIR.

Aesthetics (4.1)

Air Quality (4.2)

Biological Resources (4.3)
Cultural Resources (4.4)

Energy (4.5)

Geology and Soils (4.6)
Greenhouse Gas Emissions (4.7)
Hazards and Hazardous Materials
(4.8)

Hydrology and Water Quality (4.9)

Land Use and Planning (4.10)

Noise (4.11)

Population and Housing (4.12)

Public Services (4.13)

Recreation (4.14)

Transportation (4.15)

Tribal Cultural Resources (4.16)
Utilities and Services Systems (4.17)

Wildfire (4.18)

EFFECTS NOT FOUND TO BE SIGNIFICANT

Agricultural and Forestry Resources

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?

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

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])?

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

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

No Impact. According to the California Important Farmland Finder maintained by the
California Department of Conservation (DOC) Farmland Mapping and Monitoring
Program, the Project site and surrounding areas are designated as Urban and Built-Up
Land. The Project site is currently developed as the Tustin Hills Racquet and Pickleball
Club and does not contain agricultural, timber, or forestland resources. The site is zoned
as Al “General Agricultural” District, with allowable uses defined by the County of Orange
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as including agriculture, outdoor recreation, and other low intensity uses; however, there
are no existing agricultural uses on the Project site that would be displaced by the Project.
Therefore, the Project would have no impacts related to agriculture and forestry
resources and no mitigation is required. This topic (Agricultural and Forestry Resources)
will not be further analyzed in this EIR.

Mineral Resources

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

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

No Impact. The California Geological Survey (CGS) identifies three classes of Mineral
Resource Zone (MRZ). MRZ-1 is an area with no significant mineral deposits, while MRZ-2
is an area with significant mineral deposits, and MRZ-3 is an area containing known
mineral occurrences of undetermined mineral significance (CGS 2021a). The Project site
is designated by the California Department of Mines and Geology as Mineral Resource
Zone (MRZ) 3 (CGS 2021b). Additionally, the Department of Conservation Division of Oil,
Gas, and Geothermal Resources has not identified oil, gas, or geothermal fields on the site
or adjacent to the site. The nearest well, Chevron Well (No. 5-1), is located at Tustin Ranch
Road, approximately 1,500 feet south of the site. The well is reported to be plugged and
abandoned. Therefore, the development of the Project would not result in the loss of
availability of a known mineral resource that would be of value to the region and the
residents of the state

Further, according to the County of Orange General Plan, Resources Element, Mineral
Resources Map and Energy Resources Maps, no mineral resources, petroleum resources,
or geothermal resources have been identified (County of Orange 2021c). Therefore, the
development of the Project would not result in the loss of availability of a
locally-important mineral resource recovery site delineated on a local general plan,
specific plan, or other land use plan.

The Project would not result in adverse impacts to any regionally or locally significant
mineral resources, and no mitigation is required. This topic (Mineral Resources) will not
be further analyzed in this EIR.
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3.0 PROJECT DESCRIPTION

3.1 INTRODUCTION

The purpose of the project description is to describe the Project in a way that allows for
meaningful review by the public, reviewing agencies, and decision makers. Section 15124 of the
California Environmental Quality Act (CEQA) Guidelines requires that the project description for
an environmental impact report (EIR) contain the following: (1) the precise location and
boundaries of a proposed project; (2) a statement of objectives sought by the proposed project
including the underlying purpose of the project; (3) a general description of the project’s
technical, economic, and environmental characteristics; and (4) a statement briefly describing
the intended uses of the EIR, including a list of the agencies that are expected to use the EIR in
their decision making; (5) a list of the permits and other approvals required to implement the
project; and (6) a list of related environmental review and consultation requirements required
by federal, State, or local laws, regulations, or policies. An adequate project description need not
be exhaustive but should supply the detail necessary for evaluation of the project.

An EIR is the most comprehensive form of environmental documentation identified in CEQA and
the CEQA Guidelines. The following project description provides the information needed to
assess the environmental effects associated with the development, construction, and operation
of the Project.

3.2  PROJECT LOCATION

The Project site is located at 11782 Simon Ranch Road, in the North Tustin area of
unincorporated Orange County, California. The U.S. Census Bureau defines a Census Designated
Place (CDP) for North Tustin. CDPs represent a concentration of population for the purposes of
gathering and correlating statistical data. In 2005, the U.S. Census Bureau changed the name of
the CDP to Tustin Foothills. The North Tustin area includes the unincorporated communities of
Cowan Heights, East Tustin, Lemon Heights, Panorama Heights, and Red Hill.

The Project site is located on the east side of the intersection of Pavillion Drive and Simon Ranch
Road, just north of the City of Tustin in an unincorporated island of the County of Orange. The
larger unincorporated North Tustin community is located in central Orange County and is
bordered by the City of Tustin to the south, City of Orange to the north, and City of Santa Ana to
the west. Regional access to the site is provided via Interstate (I) 5 and State Route (SR) 261 toll
road. The I-5 freeway is located approximately two and one-half miles south of the Project site,
and SR-261 slightly less than one mile to the east of the site. Local access is provided by Tustin
Ranch Road, Irvine Boulevard, Red Hill Avenue, and Browning Avenue. The Project site is
identified as Assessor’s Parcel Number 104-321-01 and is depicted in Exhibit 1-1, Regional
Location Map and Exhibit 1-2, Aerial Photograph.
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3.3  PROJECT OBJECTIVES

Section 15124(b) of the CEQA Guidelines requires “[a] statement of objectives sought by the
project. A clearly written statement of objectives will help the lead agency develop a reasonable
range of alternatives to evaluate in the EIR and would aid the decision makers in preparing
findings or a statement of overriding considerations, if necessary. The statement of objectives
should include the underlying purpose of the project.” Not only is a project analyzed in light of
its objectives, but compatibility with project objectives is one of the criteria used in selecting and
evaluating a reasonable range of project alternatives. Clear project objectives simplify the
selection process by providing a standard against which to measure project alternatives.

The Applicant is proposing to demolish the existing facilities of the Tustin Hills Racquet and
Pickleball Club (e.g., eight full sized tennis courts, 12 pickleball courts, a swimming pool with two
small spas, a lawn/outdoor event area, and two single-story buildings with banquet spaces,
meeting rooms and administrative offices for a total of approximately 10,000 square feet [sf]).
The facility is served by a paved parking area that can accommodate approximately 127 cars.
The Project would construct 37 units comprised of 34 single-family townhome units and
3 single-family detached units. As noted in Table 3-1, Public Agency Approvals, several public
agency approvals are required as part of this process. The Project proposes a Conditional Use
Permit for a planned development (PA180034) and a Vesting Tentative Tract Map (VTTM
18119).

The underlying purpose of the Project is to increase housing units in the North Tustin
community. The Project is proposed to meet the following Project objectives:

e OB]J-1: Provide homes that would meet the increased demand and shortage of housing in
the North Tustin community, especially for people that want to downsize but stay in the
same general area.

e OBJ-2: Redevelop the Project site in an environmentally sensitive manner, including
through the implementation of current codes and building standards that require water
efficiency and energy efficiency, as well as through the implementation of water quality
best management practices, drought tolerant landscaping, and other water conservation
standards.

e OBJ-3: Redevelop the Project site in a manner that reduces impacts on the circulation
network, and reduces traffic and other environmental impacts of the Tustin Hills Racquet
and Pickleball Club, which currently occupies the Project site.

3.4 ENVIRONMENTAL SETTING

3.4.1 EXISTING CONDITIONS AND SURROUNDING LAND USES

The Project site is located within the community of North Tustin in an unincorporated island of
the County of Orange at 11782 Simon Ranch Road on Assessor’s Parcel Number 104-321-01, as
shown in the Exhibit 1-1, Regional Location Map and Exhibit 1-2, Aerial Photograph. The Project
site has a General Plan land use designation of Suburban Residential (1B) Communities allowing
a density of 0.5 to 18 dwelling units per acre (County of Orange 2021a). The Project site is zoned

3-2 RANCH HILLS PLANNED DEVELOPMENT
DRAFT ENVIRONMENTAL IMPACT REPORT



Project Description

as Al “General Agricultural” District. Single family residential land uses surround the Project site
in all directions, with the rear yards of adjacent residences abutting the Project site on all sides.
Properties north, south, and west of the Project site are zoned as E4 “Small Estates” District, with
General Plan land use designations of Suburban Residential (1B) Communities allowing a density
of 0.5 to 18 dwelling units per acre (County of Orange 2021a). The City of Tustin city limits are
adjacent to the eastern Project site boundary. Properties along the eastern Project site boundary
within the City of Tustin are within the City’s East Tustin Specific Plan, which designates these
parcels as Low-Density Residential land use allowing for up to 5 dwelling units per acre
(Tustin 1997).

As noted above, the Project site currently developed with the Tustin Hills Racquet and Pickleball
Club with, eight full-sized tennis courts, 12 pickleball courts, a swimming pool with two small
spas, a lawn/outdoor event area, and two single-story buildings with banquet and meeting
rooms accommodating 330 individuals and administrative offices, for a total of approximately
10,000 sf. The facility is served by a paved parking area that can accommodate approximately
127 cars. The club’s hours are 8 am. to 10 p.m. during weekdays and 8 a.m. to 6 p.m. on
weekends, except for special events. The club’s banquet and meeting rooms are available for use
year-round for weddings and other social gatherings.

The Project site is fully developed. Portions of the site are covered by ornamental vegetation.
These areas generally consist of the interstitial areas between the buildings and other features
within the Project site (such as the tennis and pickleball courts, parking lots, etc.), and along the
perimeter of the Project site. The interstitial areas between the facilities are subject to frequent
landscaping activities and are comprised of non-native, ornamental plant species, including sod
grasses, Mexican fan palm (Washingtonia robusta), and freeway iceplant (Carpobrotus edulis).
The Project site is generally encompassed by a narrow band of vegetation along the perimeter
that is subject to less frequent landscaping activities. The northwestern, northeastern, and
southwestern perimeter of the Project site contains rows of mature, ornamental tree species,
predominantly comprised of Mexican fan palm and gum tree (Eucalyptus sp.). The southeastern
perimeter is comprised of smaller, shrubby plant species, including bougainvillea (Bougainvillea
spectabilis), mission fig (Opuntia ficus-indica), agave (Agave sp.), oleander (Nerium oleander), and
laurel sumac (Malosma laurina), in addition to smaller tree species, such as carrotwood
(Cupaniopsis anacardioides). A mature coast live oak tree (Quercus agrifolia) occurs onsite in the
southern-most corner of the Project site perimeter. The plant species onsite are predominantly
ornamental and a result of landscaping activities. No native or otherwise naturalized vegetation
types occur on the Project site.

Storm water currently leaves the Project site via concrete drainage ditches located along the
southwestern and southeastern boundaries of the Project site, which conveys flows for
approximately 200 feet to a City of Tustin storm drain system. The City’s system drains to San
Diego Creek located approximately four miles to the south and ultimately into Upper Newport
Bay. Upper Newport Bay is hydraulically connected to Lower Newport Bay and the Pacific Ocean.

Vehicular access to the Tustin Hills Racquet and Pickleball Club is located at the intersection of
Pavillion Drive and Simon Ranch Road.

No public sidewalks are present around or within the Project site. However, there is an existing
pedestrian access path that connects the eastern end of the parking lot within the Project site to
Racquet Hill Road to the east. This access path includes a series of steps within the Project site
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thatlead to a level, paved sidewalk located outside of the Project site, which leads to Racquet Hill
Road. No portion of this path is located within an access or similar easement.

3.4.2 CALIFORNIA ENVIRONMENTAL QUALITY ACT BASELINE

The baseline for a Project is normally the physical conditions that exist when the Notice of
Preparation (NOP) is published. The NOP for the Project was published June 17, 2021, which is
provided as Appendix A, Notice of Preparation, of this EIR (County of Orange 2021b). However,
the CEQA Guidelines and applicable case law recognize that an appropriate environmental
baseline can vary depending on the circumstances of a Project. Physical environmental
conditions vary over time; thus, the use of environmental baselines that differ from the date of
the NOP may be appropriate when conducting the environmental analysis in some cases. Given
none of these circumstances apply to the Project, the baseline for the analyses presented for the
Project in this Draft EIR is June 2021.

3.5  PROJECT THEME

The Project includes the replacement of the Tustin Hills Racquet and Pickleball Club with a
planned residential development consisting of 34 single-family townhome units (two units
attached) and 3 single-family detached units for a total of 37 units. The Project would be formally
mapped for condominium purposes, meaning that future owners would own the inside of the
townhome, but maintenance and upkeep of the home’s exterior and yards would be covered by
a homeowners association. Project site access would be provided at the intersection of Pavillion
Drive and Simon Ranch Road. Additional information on the Project is provided below and
depicted in Exhibit 3-1, Conceptual Site Plan.

Architectural Style

A general architectural theme for the Project is provided as Exhibits 3-2a and 3-2b, Exterior
Concept Design. The Project would consist of two different floor and two different exterior
elevation designs. This would create architectural variation as well as attractive building
articulation that would be compatible with the surrounding community. Additionally,
architectural variation of the facade would help to create more interesting street scenes. Exterior
building materials would include decorative barn-style shutters, board and batt siding, and
standing seam metal roofs over garages. Minimum building setbacks have been incorporated
into the Project’s design, which include the following minimums: 15-foot rear setback; 10-foot
front setback; 5-foot side setback from a lot line; and 10-foot side setback from an adjacent
structure at ground level. The proposed residences would be two stories, however the second
story elements are proposed to be limited in area to approximately 65% of the area of the first
story, allowing the second stories to be stepped back. The second-floor building setback as
compared to first floor would vary throughout the buildings from approximately 5 feet to
approximately 21 feet depending on location.
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Source: JZMK Partners, 2020
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Exterior Concept Design
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Floor Plans

The Project’s two floor plans would provide 2 to 3 bedrooms and 3.5 bathrooms in each
residential unit, with approximately 2,500 sf of living space. Homes would be one and two stories
with a maximum height of 30 feet above the proposed pad elevation. Each home would have
ground floor living with a full master suite on the ground level and the second floor devoted to a
bonus room, bedroom, or home office. Each home would therefore allow for single floor living
without the use of stairs to access the master bedrooms. Kitchens, dining, indoor and outdoor
living areas would all be on the ground floors. Secondary bedrooms and/or a home office would
also be located on the first floor. These features are intended to broaden the potential market to
a variety of age groups, although the community would not be age restricted.

Landscaping

A unified landscape plan would be developed to create visual harmony with the architecture. The
Project would provide front yard landscaping consistent with the Section 7-9-132.2 of the
County of Orange Code of Ordinances (County of Orange 2021c). The Project’s proposed plant
palette is provided in Exhibits 3-3a and 3-3b, Plant Palette. All Project landscaping would be
drought tolerant and would comply with the County of Orange Water Efficient Landscape
Ordinance (Ord. No. 16-002) and with the Guidelines for Implementation of the Water Efficient
Landscape Ordinance. The homeowners association would be responsible for maintaining all
landscaping in common areas; individual homeowners would be responsible for maintaining
landscaping within the private fenced yards. As discussed in Section 4.1, Aesthetics, the
landscape plan shall conform to County requirements. Refer to SC AES-2 in Section 4.1.4(d),
Aesthetics, for this requirement.

Community Amenities

The Project would include open space areas, as well as a pool area with pool, jacuzzi, deck, and
pool building. Community amenity areas are depicted in Exhibit 3-1, Conceptual Site Plan.

Building Pads, Walls, and Fencing

The Project’s proposed building pads and their relative elevations are shown in Exhibit 3-4,
Vesting Tentative Tract Map (VTTM). Traditional retaining walls and plantable retaining walls,
which can be planted with landscaping that grows from the exposed face of the retaining wall,
are proposed at a variety of locations within the Project. These retaining walls would range from
two to 14 feet in height, as shown in Exhibit 3-4, Vesting Tentative Tract Map (VTTM),
Exhibit 3-5, Preliminary Grading Plan, and Exhibit 3-6, Vesting Tentative Tract Map (VTTM)
Sections.

The Project’s grading has been designed to be setback from the property line, so existing fences
along the edge of the Project site that are generally along the property line would remain in place.
The Project would install new fences at the driveway to the Project site, around the pool, jacuzzi,
and pool building area, as well as along backyards and portions of side yards for each townhome
unit. Fences would be 6 feet in height. Fence design would be a combination of decorative,
natural wood, and concrete block where necessary as required by Section 7-9-64 of the County
of Orange Code of Ordinance.
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POTENTIAL TREE LEGEND - MODERN FARMHOUSE

Cupaniopsis anacardioides

Lagerstroemia hybrid 'muskogee’

Lagerstroemia hybrid 'natchez’
Lophostemon confertus
Melaleuca linarifolia
Melaleuca quingenervia
Metrosideros excelsus
Olea europea

Pistacia chinensis
Podocarpus gracilior
Quercus ilex

Quercus suber
Quercus virginiana
Rhus lancea

Ulmus parvifolia 'drake’
Apricot

Avocado species

Citrus 'valencia'
Eriobotrya japonica
Ficus carica

Plums

Punica granatum

Carrot Wood

Crape Myrtle

Crape Myrtle

Brisbane Box

Flaxseed Paperbark
Broad Leaved Paperbark
New Zealand Christmas Tree
European Olive

Chinese Pistache

Fern Pine

Holly Oak

Cork Oak

Southern Live Oak
African Sumac

Drake Elm
Apricot
AvocadoTree
Orange
Kumquat
Loquat

Fig

Plum
Pomegranate

Source: BGB Design Group, 2019

Plant Palette
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POTENTIAL SHRUBS/GROUNDCOVER LEGEND - MODERN FARMHOUSE

Anisodontea hypomandarum
Bougainvillea 'Raspberry Ice'
Bougainvillea 'San Diego Red'
Buddleja davidii x weyeriana
Buxus species

Callistemon 'Little John'

Cistus 'Sunset'

Dietes bicolor

Dianella 'Cassa Blue'

Grewia occidentalis

Justicia brandegeana
Lavandula angustifolia
Lavandula stoechas

Ligustrum japonicum 'Texanum'
Loropetalum chinense

Myrtus communis ‘Compacta’
Nandina domestica 'Gulf Stream’
Nephrolepsis species

Phormium species

Pittosporum tobira

Podocarpus gracilior
Podocarpus henkelii
Podocarpus macrophyllus 'Maki'
Pyracantha koidzumii 'Santa Cruz
Rhaphiolepsis indica 'Clara’
Rosa flora carpet

Rosa 'lceberg’

Rosmarinus officinalis 'Arp’
Rosmarinus 'Tuscan Blue'
Russellia equisetiformis

Salvia leucantha 'Midnight'
Salvia leucantha 'Santa Barbara'
Simmondsia chinensis

Solanum rantonnetii 'Royal Robe’
Stachys byzantina

Tecoma Stans 'Sierra Apricot'
Viburnum suspensum

Viburnum tinus

Westringia fruiticosa
Agapanthus africanus

Baccharis pilularis 'Pigeon Point'
Dianella tasmanica

Dietes irioides 'John Runner’
Hemerocallis hybrids

Lantana camara 'Dwarf Yellow'
Myoporum parvifolium 'Putah Creek’
Pelargonium peltatum
Pyracantha coccinea ‘Lowboy'
Rosmarinus officinalis 'Huntington
Carpet'

Trachelospermum jasminoides
Tulbaghia violacea

Carex praegracillis

Festuca mairei

Festuca rubra 'Molate Blue'
Juncus pallidus

Leymus condensatus

Liriope graminifolia

Liriope muscari variegata
Miscanthus sinensis ‘Morning Light'
Miscanthus transmorrisonensis
Muhlenbergia capillaris 'Regal Mist'
Muhlenbergia dumosa
Muhlenbergia lindheimeri
Muhlengergia rigens

Pennisetum mesiacum
Pennisetum spathiolatum
Sesleria autumnalis

Sesleria heufleriana

Seslaria nitida

Thysanolaena maxima

Tripsicum dactyloides

Vetiveria zizanioides

Source: BGB Design Group, 2019

Plant Palette
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Project Description

Lighting

Site lighting would be limited to exterior lighting associated with each unit and street lighting
required for safety. An entry monument sign would be installed for the Project, which would
include landscape lighting, as permitted and required by the County of Orange regulations and
standards. Low level way-finding lighting for pedestrians/community residents would be
provided in the common and recreation areas of the community for safety. Street lighting would
be provided at street intersections, and as required by the County of Orange regulations and
standards, as shown in Exhibit 3-5, Preliminary Grading Plan. All exterior lighting would be
designed to minimize glare and light spillage onto adjacent properties (i.e., shielding of street
lights). Consistent with current building code requirements and the County Standard Conditions
of Approval (LG01), prior to issuance of a building permit a lighting plan would be submitted and
approved by the Manager of Building and Safety. Refer to SC AES-1 in Section 4.1.4(b),
Aesthetics, for this requirement.

Vehicular Access, Parking and On-Site Circulation

The existing access point to the Project site is located at the intersection of Pavillion Drive and
Simon Ranch Road, which would remain the sole point of entry to the Project. All streets within
the Project site would be two-way, private (i.e., non-dedicated) streets that would conform to
County of Orange standard design plans. As shown on Exhibit 3-6, Vesting Tentative Tract
Map (VTTM) Sections, the Project’s main entrance roadway would lead to two cul-de-sac streets.
The internal streets have been designed consistent with the County of Orange standard traffic
requirements for private streets. Off-street parking has been designed consistent with
Section 7-9-145 of the County’s Code of Ordinances, and the Project’s internal circulation layout
meets the requirements of the Orange County Fire Authority (OCFA) (County of Orange 2021c).

The Project includes a total of 169 parking spaces. Each unit would have its own two car garage
as well as two additional on-site guest parking spaces within the driveway. On-street parking
would be allowed on one side of each of the private streets within the Project site, which would
result in an additional 21 parking spaces within the community. Overall, the Project includes 4.6
parking spaces per home.

Storm Water

In existing conditions, the Project site drains by surface flows southerly along a concrete
drainage ditch for approximately 200 feet until it reaches a City of Tustin storm drain line, which
eventually drains to San Diego Creek and Upper Newport Bay. The Project would include a storm
water collection system that would collect storm water through a system of French drains,
driveways, and curbs with gutters. Each residential unit would include a minimum of 10 linear
feet of French drain per 1,000 sf of impervious surface area. Flows from the proposed streets
would be conveyed via curbs and gutters downslope to the south where they would be conveyed
underground via 18-inch drop inlet catch basins. An underground infiltration trench has been
incorporated into the drainage system to treat the runoff. After treatment, storm water would
be conveyed via a private storm drain to the southerly corner of the Project site from where the
runoff would flow, as it does in existing conditions, off-site along an existing concrete drainage
ditch to the south for approximately 200 feet where it would flow into a City of Tustin
storm drain.
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Project Description

Demolition

Project construction includes the demolition of all existing buildings and other structures within
the Project site, which includes eight full sized tennis courts, 12 pickleball courts, a swimming
pool with two small spas, a lawn/outdoor event area, and two single-story buildings with
banquet spaces, meeting rooms, and administrative offices for a total of approximately 10,000
sf, and a paved parking area that can accommodate approximately 127 cars. A minimum of fifty
percent of the Project’s demolition debris would be recycled, reused, and/or salvaged in
compliance with the 2019 California Green Building Standards Code (CBSC 2018). Where
feasible, the Project would involve on-site material recycling (such as the reuse of parking lot
pavement for on-site road base). On-site material recycling would require the use of equipment
such as a rock crusher. To avoid potential impacts related to dust and noise emissions, this
equipment would be placed as far away as feasible from nearby residences. Materials that could
not be recycled would be transported to a local landfill per governing regulations and best
practices. Refer to the Utilities and Service Systems sections 4.17.4(d) and (e).

Grading Plans

The Project site is relatively flat and has been previously graded to accommodate the Tustin Hills
Racquet and Pickleball Club. The Project would require minimal grading across the entire Project
site to accommodate the finish grade of the proposed residential units. With implementation of
the Project, elevations of the site would range from approximately 285 feet above mean sea level
(msl) at the northern edge of the property to 240 feet above msl at the southern edge of the
property. Grading would be balanced onsite with an estimated total of 12,000 cubic yards (cy)
of soil being moved within the Project site (12,000 cy of cut and 12,000 cy of fill). The Project’s
proposed finished pad elevations are depicted in Exhibit 3-5, Preliminary Grading Plan. Typical
sections depicting the slopes between Project pads and slopes leading to adjacent parcels are
depicted in Exhibit 3-6., Vesting Tentative Tract Map (VTTM) Sections.

All construction staging and laydown areas would be located within the Project site. Common
areas would be used staging and laydown until such time as the final improvements are being
implemented.

Standard construction Best Management Practices (BMPs) would be implemented to reduce
construction-related effects such as fugitive dust, noise, and storm water runoff, as specified in
greater detail in the hydrology and water quality and noise analyses for this Project, which are
included in Sections 4.9, Hydrology and Water Quality, and 4.11, Noise.

Utility Improvements

The Project would require the extension of distribution lines for all utilities to serve the Project,
as described below.

Potable Water

The Project would include the construction of a new 8-inch water main, which would connect to
the existing potable water mainline within Simon Ranch Road near the Project’s existing
driveway. Also, a 12-inch water main would be installed connecting from the northern Project
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Project Description

boundary to the existing water main within the Project site. The off-site portion of this water
main would occur within an existing easement. Within the Project site, the new 12-inch water
main would occur within a proposed 20-foot-wide utility easement. As shown in Exhibit 3-5,
Preliminary Grading Plan, for back-up purposes if the 12-inch water main is determined to be
infeasible during final design, the Project would instead construct an alternate water connection
to an existing 6-inch water main offsite to the north of the Project site. Due to the design and
extension of the proposed on-site water facilities, the Project would include the vacation of a
10-foot wide easement to Tustin Waterworks for pipelines as it will no longer be necessary.

Wastewater

The utility improvements would include the construction of a new 8-inch wastewater line, which
would connect to an existing private wastewater line that leads from the Project site to the south
in an existing wastewater easement and then connects to the wastewater main within Pavillion
Drive about 600 feet south of Simon Ranch Road. Wastewater flows are ultimately conveyed to
an Irvine Ranch Water District wastewater line on Lambert [ street].

Electricity and Natural Gas

The Project would also connect to existing electrical and natural gas facilities via a joint trench
that would be located within the Project’s driveway. The trench would be dug to connect to
existing electricity and gas facilities within Pavilion Drive just beyond the Project driveway.

Project Phasing and Schedule

Project demolition, grading, and infrastructure installation is planned to occur in a single phase.
Then, proposed residential units would be constructed in three phases with approximately 12
units completed in each phase of development.

Construction would begin approximately two months after approval of the final improvement
and construction plans and recordation of the vesting tentative tract map by the County of
Orange. The Project is expected to be completed in 2024.

Project construction activities are anticipated to occur up to six days per week (i.e. Monday
through Saturday). As described in more detail in Section 4.11, Noise, Project construction would
be limited to Monday through Friday between 7 a.m. and 6 p.m., and on Saturday (between 9 a.m.
and 5 p.m.). No construction would occur on Sundays or during City-observed federal holidays.
In addition, per County of Orange regulations and in compliance with the County of Orange noise
ordinance, the Project would include the use of mufflers, and would locate stockpiles away from
residential areas.

3.6 DISCRETIONARY ACTIONS

Implementation of the Project would require permits or other forms of approval from public
agencies or other entities prior to construction of the Project. Table 3-1, Public Agency
Approvals, provides a summary of public agency approvals and recommendations that are
expected to be required for the Project.
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Project Description

TABLE 3-1
PUBLIC AGENCY APPROVALS
Entity Action
County of Orange
Certification of Final EIR No. 635.
Planning Commission Approval of a Use Permit for a Planned Development for Planning
Application PA 180034.
Subdivision Committee Vesting Tentative Tract Map (VTTM18119) approval.
County Public Works Water Quality Management Plan; demolition permit; grading permit,
(OCPW) building permits.
Orange County Fire Authority (OCFA)
OCFA ‘ Fire Protection Plan approval
East Orange County Water District (EOCWD)
EOCWD ‘ Approval of the design for the wastewater lines.
City of Tustin
City of Tustin Water

. Approval of the design for the domestic water service.
Services Department

Zoning

The zoning is A1l (General Agriculture) which allows a maximum residential density of 0.25
dwelling units per acre (4-acre minimum lot size). The General Plan designation is 1B Suburban
Residential which allows residential densities from 0.5 to 18 dwelling units per acre. Therefore,
due to this inconsistency, pursuant to Government Code section 65589.5(j)(4), a zoning change
is not required for this Project. This code applies to housing projects that are consistent with the
objective General Plan standards and criteria but occur on sites where the zoning for the Project
site are inconsistent with the General Plan.

Use Permit

A Use Permit is required for the Project to allow for the development of a planned development
(PD). Section 7-9-126.2 of the County of Orange Code of Ordinances provide the purpose of a Use
Permit (County of Orange 2021c):

The purpose of a Use Permit is to provide for the public review of detailed plans for a
proposed use during a public hearing held by either the Zoning Administrator or Planning
Commission. Uses that require a Use Permit are regarded as having a relatively moderate
to high potential for adverse impacts on the subject site or surrounding community due
to the nature of magnitude of the use vis-a-vis the sensitivity of the subject site or
surrounding community.

RANCH HILLS PLANNED DEVELOPMENT 3-9
DRAFT ENVIRONMENTAL IMPACT REPORT



Project Description

Vesting Tentative Tract Map

A Vesting Tentative Tract Map (VTTM 18119) would be processed to allow for the development
of 37 units comprised of 34 single-family townhome units and 3 single-family detached units
within a total of ten lots. The VTTM is depicted in Exhibit 3-4, Vesting Tentative Tract Map
(VTTM).
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4.0 IMPACT ANALYSIS

In accordance with Sections 15125 and 15126(a) to (c) of the California Environmental Quality
Act (CEQA) Guidelines, this section of the Environmental Impact Report (EIR) analyzes those
environmental topics where the Project could result in “potentially significant impacts.” The
County of Orange Public Works, OC Development Services (County) has determined that the EIR
addresses all environmental topics with potential to result in significant effects, with the
exception of Agricultural and Forestry Resources and Mineral Resources topics, which are
discussed in Section 2.5, Effects Not Found To Be Significant. This EIR will evaluate the following
environmental resource topics with their respective section numbers:

Aesthetics (4.1)

Air Quality (4.2)

Biological Resources (4.3)
Cultural Resources (4.4)

Energy (4.5)

Geology and Soils (4.6)
Greenhouse Gas Emissions (4.7)
Hazards and Hazardous Materials (4.8)
Hydrology and Water Quality (4.9)
Land Use and Planning (4.10)
Noise (4.11)

Population and Housing (4.12)
Public Services (4.13)

Recreation (4.14)

Transportation (4.15)

Tribal Cultural Resources (4.16)
Utilities and Service Systems 4.17)
Wildfire (4.18)

Organization

Each topical section includes the following subsections:

Existing Conditions;

Regulatory Setting;

Thresholds of Significance;

Impact Analysis;

Cumulative Impact Analysis;

Mitigation Program (if applicable); and a finding of significance after mitigation (if
applicable).
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Impact Analysis

Local CEQA Procedures

Section 15064.7 of the CEQA Guidelines addresses thresholds of significance and encourages
each public agency to develop thresholds of significance through a public review process. The
County adopted the 2020 Local CEQA Procedures Manual in November 2020 to set forth the local
policies and procedures of the County for the implementation of CEQA. It is meant to be used in
conjunction with the CEQA Statutes and the CEQA Guidelines, as both amended.

Thresholds of Significance

In accordance with CEQA and the CEQA Guidelines, the analysis and significance thresholds used
in this EIR have been derived from several sources, including the General Plan standards and
applicable regulatory standards.

On November 17, 2020, the County of Orange adopted “Guidelines for Evaluating Vehicle Miles
Traveled under CEQA” (VMT Guidelines), which is provided herein as Appendix N (County of
Orange 2020). The VMT Guidelines included CEQA thresholds of significance for vehicle miles
traveled (VMT). Other than the VMT guidelines, the County of Orange has not adopted specific
thresholds of significance and rather relies upon the specific questions relating to the topical
environmental factors listed in Appendix G to the CEQA Guidelines to assist in the determination
of whether an identified impact is potentially significant. The County of Orange may, depending
on the circumstances of a particular project, use specific thresholds of significance on a case-by-
case basis as provided by CEQA Guidelines Section 15064.7(b).

In evaluating the potential impacts associated with the Project, the EIR, in addition to the
mitigation measures in the EIR, identifies a number of components that will serve to avoid or
minimize impacts. These measures have been incorporated into the Mitigation Program
presented in this EIR and will be tracked in the Mitigation Monitoring and Reporting Program
(MMRP) that would be adopted in conjunction with the Project approval.

Where a potentially significant environmental effect has been identified, Project-specific
mitigation measures and applicable County Standard Conditions have been included where
feasible. Any mitigation measure, and timing thereof, is subject to the approval of the County.
The three components of the Mitigation Program are described below.

e Mitigation Measures. Where a potentially significant environmental effect has been
identified and is not reduced to a level considered less than significant through the
application of standard conditions or regulatory requirements, Project-specific
mitigation measures have been prepared and incorporated into the Project.

e Standard Conditions. OC Planning has prepared a list of “Standard Conditions of
Approval” (County of Orange, 2022), representing permit conditions routinely imposed
by the County on development projects in unincorporated areas of Orange County.
Relative to each of the topical issues identified, relevant “Standard Conditions of
Approval” are identified and, for the purpose of environmental review, are assumed to
constitute a reasonable listing of “conditions” to be imposed on the proposed project.
These Standard Conditions of Approval may be modified as they are applied to individual
projects or created based on professional practice associated with other projects subject
to County approval.
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The County’s “Standard Conditions of Approval” constitute “uniformly applicable
development policies or standards (i.e., policies or standards adopted or enacted by a city
or county or by a lead agency that reduce one or more adverse environmental effects) as
defined in Section 15183.3(f)(7) of the CEQA Guidelines. Because not all the “Standard
Conditions of Approval” formulated by the County are applicable to all development
projects, only those “Standard Conditions of Approval” applicable to the proposed project
have been identified in this document. Similarly, because other “Standard Conditions of
Approval” may exist that are not identified in this document, should the proposed project
be approved or conditionally approved, this listing may not be inclusive of all Standards
of Approval that may be imposed by the County. The categorization of “Standard
Conditions of Approval” as shown in this section is present for convenience only and does
not limit the application of those “Standard Conditions of Approval” to other resources
or topical issues to which they are also relevant.

Where deemed applicable by OC Planning, each of the “Standard Conditions of Approval”
listed are assumed to constitute components of and incorporated into the “project
description” and are not separate measures from the project itself. In the context of CEQA
and the CEQA Guidelines, these “Standard Conditions of Approval” are not analogous to
“mitigation measures” and are not, therefore, subject to the mitigation reporting and
monitoring program obligations (Section 15097, CEQA Guidelines).

¢ Regulatory Requirements. Regulatory requirements (RRs) are based on local, State, or
federal regulations or laws that are frequently required independently of CEQA review
and also serve to offset or prevent specific impacts. Typical RRs include compliance with
the provisions of the California Building Code, South Coast Air Quality Management
District Rules, local agency requirements, and other regulations and standards.

4.0.1 CUMULATIVE IMPACTS

Approved and pending projects within approximately two miles of the Project site are listed in
Table 4-1, Cumulative Projects List. It should be noted that, while the projects listed in Table 4-1,
Cumulative Projects List, have been considered in the analysis, not all related projects would
contribute to significant cumulative impacts for each topical area. The cumulative impact
analyses in each topical area provides an evaluation of the cumulative projects that would
contribute to that particular environmental topic’s cumulative impacts. Some impacts are site-
specific and would not compound the impacts associated with the Project. Additionally, in
certain cases, short-term impacts would not contribute to cumulative impacts because the
construction of the cumulative projects and the development of the Project would not occur
within the same time frame or in proximity to each other.
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TABLE 4-1

CUMULATIVE PROJECTS LIST

Name

City

Project Description

Distance
from
Project Site

Project Status

Project

13751 & 13841 Red Hill
Avenue Mixed Use

Tustin

The project includes the
construction of a new, 4-story,
vertical mixed-use project on a
3.38 acre site within the Red Hill
Avenue Specific Plan area. The
project will contain 137
residential units and 7,000
square feet (sf) of commercial
retail space. The project will also
include ten (10) flexible-format
retail spaces (i.e. live-work units),
228 on-site parking spaces, and
six (6) affordable housing units.
On-site amenities include corner
and retail plazas adjacent to Red
Hill, gateway signage at San Juan
Street & Red Hill Avenue, open
air courtyards with enhanced
paving, outdoor benches and
tables, landscape planters, and
public art.

2.05 miles

Planning
Commission
Public Hearing
-July 27,2021

"AT-HOME" HOME
FURNISHING STORE
TENANT
IMPROVEMENT

Tustin

The project includes renovation
(i.e. interior and exterior tenant
improvements) to an existing
retail building to accommodate a
new, “At-Home” home furnishing
store.

1.80 miles

Project Under
Construction

Cowan Heights
Residential
Development Project

County of
Orange

The project involves the
demolition of an existing shed
located on the project site and
construction of 22 detached
single-family homes at a density
of approx. 3.6 units per acre. The
proposed project would have a
zoning of 10,000 sf average lot
size. The project conforms to the
current General Development
Plan (GDP) of suburban
residential; however, a zone
change would be required from
AR to PC or Planned unit
development. The 22 single
family units would be two stories
in height.

2.03 miles

Project Under
Construction
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TABLE 4-1

CUMULATIVE PROJECTS LIST

Distance
from
Name City Project Description Project Site | Project Status
Crawford Canyon Park County of The project consists of the 1.90 miles Final Design,
and Crawford Canyon Orange development of Crawford Canyon Procurement of
Sidewalk Extension Park, a 2.5-acre neighborhood Contractor
Project park, located at the northwest
corner of Newport Avenue and
Crawford Canyon Road situated
in North Tustin. The project
would also include a sidewalk
extension, consisting of
approximately 630 feet of
sidewalk construction along the
north side of Newport Avenue
beginning across from Hyde Park
Drive proceeding easterly and
approximately 815 feet of
sidewalk construction along the
west side of Crawford Canyon
Road from the northeasterly end
of the Park Site to Country Haven
Lane.
Clearwater at North County of The project includes the 1.2 miles Construction is
Tustin Orange development of a 100-unit Senior Underway. The
Living Facility consisting of 72 facility is
assisted living units and 28 partially
memory care units. complete and
taking
reservations
for upcoming
units.
Brier Lane Subdivision County of | The project is subdivision of 2.49 | 2.05 miles Construction is
Orange acres for 5 single-family detached complete.

lots with a minimum area of
20,000 (sf) in the unincorporated
North Tustin area. The two front
lots fronting on Brier Lane would
have driveway access from Brier
Lane; and the other three lots
would be accessed by a proposed
private cul-de-sac street that may
be gated. The new residences are
anticipated to be two-story wood
frame structures.
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TABLE 4-1
CUMULATIVE PROJECTS LIST

Distance
from
Name City Project Description Project Site | Project Status
Peter’s Canyon Regional | County of The project is the 2.1 miles The plan is
Park - General Orange implementation of a GDP and a being
Development Plan and Resource Management Plan implemented.
Resource Management (RMP), which provides guidance
Plan on overall future park
development and resource
management at Peters Canyon
Regional Park. The GDP proposes
improvements in seven areas of
the park to enhance public access
and recreation. These include
improvements to existing trails
and parking and development of
new park facilities. The RMP will
ensure long-term guidance on
park resource management.
Simon Ranch Reservoir | Tustin The project includes the 205 feetto | Began
and Booster Pump following: replacing the existing | the construction in
Station Zone 1 Reservoir with a new reservoir April 2020,
reservoir at the same site; site with
constructing a new Zone 3 pump completion of
station at the reservoir site; construction
constructing replacement Zone 1 expected
pipelines; and constructing within 18
replacement Zone 3 pipelines. months.

Sources: County of Orange 2021; City of Tustin 2021.

4.0.2 REFERENCES

Orange, County of. 2022 (January 25, last accessed). Standard Conditions of Approval. Santa Ana,
CA: County of Orange. https://ocds.ocpublicworks.com/sites/ocpwocds/files/import/
data/files/9024.pdf—

. 2021 (August, month approved by OC Planning). Cumulative Projects List. Santa Ana,
CA: County of Orange.

.2020 Updated Transportation Implementation Manual. Santa Ana, CA: County of Orange.
https://ocds.ocpublicworks.com/sites/ocpwocds/files/2020-
12/Transportation%?20Implementation%20Manual%20-%202020.pdf
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4.1 AESTHETICS

4.1.1 EXISTING CONDITIONS

The Project site is located at 11782 Simon Ranch Road, in the North Tustin area of
unincorporated Orange County, California. The Project site consists of 5.88 acres and is currently
developed with the Tustin Hills Racquet and Pickleball Club. Single family residential land uses
surround the Project site in all directions. The rear yards of adjacent residences abut the Project
site on all sides. Vehicular access to the Tustin Hills Racquet and Pickleball Club is located at the
intersection of Pavillion Drive and Simon Ranch Road. The site is currently developed with eight
tennis courts, 12 pickleball courts, a swimming pool with two spas, a lawn/outdoor event area,
and two single-story buildings with banquet and meeting rooms and administrative offices. The
facility is served by a paved parking area. The Project site does not support any natural open
space or native vegetation. Mature ornamental landscaping occurs throughout the site, which
includes, but is not limited to, palm trees, pepper trees, pine trees, hedges, and turf. The existing
Tustin Hills Racquet and Pickleball Club on the Project site generates intermittent nighttime
lighting because events, such as weddings, are sometimes held in the evening hours up to 10:00
PM. In addition, the tennis and pickleball courts are lit most nights until 10:00 PM and security
lighting is provided throughout the site and in the surface parking lot during existing conditions.
Near the Project site there are other sources of nighttime lighting including some limited street
lights on the streets adjacent to the Project site, as well as outdoor lighting installed on nearby
residential properties around the Project site.

4.1.2 REGULATORY SETTING

State

California Department of Transportation State Scenic Highway Program

The California Scenic Highway Program, created in 1963 by the California legislature, is managed
by the California Department of Transportation (Caltrans). The goal of the program is to preserve
and protect scenic highway corridors from changes that would negatively impact the aesthetic
quality of lands that are adjacent to highways. Caltrans defines a scenic highway as any freeway,
highway, roadway, or other public right-of-way that passes through an area of valuable scenic
quality. Qualification for designation as a State Scenic Highway is based on vividness, intactness,
and unity. The State Scenic Highway System includes a list of highways that are either eligible
for designation as scenic highways or have been officially designated.

The nearest officially designated State Scenic Highway is State Route (SR) 91 (Riverside
Freeway), located approximately 7.5 miles to the north. Additional portions of SR-91 and SR-71
are located greater than 7.5 miles from the Project site, which are eligible for listing on the State
Scenic Highway system.
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Local

County of Orange General Plan

The County of Orange General Plan is the long-range guide for growth and development in the
County (County of Orange 2021). The County of Orange General Plan contains nine elements, one
of which is the Resources Element with the objective to provide direction regarding the
conservation and management of natural resources. The Resources Element is comprised of six
components including Natural, Energy, Water, Air, Open Space, and Cultural-Historical
Resources.

The Resources Element identifies the County of Orange’s natural resources, including aesthetics
and visual resources, and policies for their preservation, development, and wise use. This
element also addresses water supply (as a resource) and water quality (includes bay and ocean
quality and potable drinking water), air quality, terrestrial and marine biological resources, open
space, archaeological and paleontological resources, mineral resources, visual resources, and
energy.

The Resources Element identifies major landforms and waterways as aesthetic resources within
the County of Orange. More specifically, the Resources Element calls out scenic areas as including
views of Saddleback in the Santa Ana Mountains; ocean views of Santa Catalina Island; and ocean
views from State highways. Specific turnouts are also mentioned with ocean views in the County
of Orange, including turnouts along Ortega Highway, Chapman Avenue, and Santiago Canyon
Road, and coastal views from parks on the coastal bluffs at San Clemente and Corona Del Mar
State Beach Parks, Dana Point, and Laguna Beach. None of these visual resources would be
substantially affected by the Project due to their distance from the Project site, and due to the
fact that any views of these resources, namely the Santa Ana Mountains, are already intermittent
and disrupted by the surrounding residential community.

4.1.3 THRESHOLDS OF SIGNIFICANCE

The following significance criteria, included for analysis in this EIR, are based on Appendix G of
the California Environmental Quality Act (CEQA) Guidelines, and will be used to determine the
significance of potential aesthetics impacts. Except as provided in Public Resource Code Section
21099, impacts to aesthetics would be significant if the Project would:

a) Have a substantial adverse effect on a scenic vista.

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

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

d) Create a new source of substantial light or glare, which would adversely affect day or
nighttime views in the area.
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4.1.4 IMPACT ANALYSIS

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

Less than Significant Impact. A scenic vista is generally defined as a viewpoint that provides
expansive views of a highly valued landscape for the benefit of the general public. A substantial
adverse effect to a scenic vista is one that degrades the view from a designated viewing location.
According to the Open Space Component of the County of Orange General Plan Resources
Element, open space within the County of Orange is a valuable resource and includes enhancing
and protecting scenic vistas (County of Orange 2021). The General Plan does include sites of
specifically designated scenic vista points and provides goals and objectives to manage the
County of Orange’s landform resources. These landform resources, defined by the General Plan
as “distinctive natural topographic features,” are considered natural and aesthetic resources
within the County of Orange. The Project site is located within an urbanized area, on the
developed site of the existing Tustin Hills Racquet and Pickleball Club, surrounded by residential
development on similar elevation. Per the Resources Element of the General Plan, “...the
preservation of scenic vantage points (visual access) are limited to a few turnouts, along Ortega
Highway, Chapman Avenue, and Santiago Canyon Road, and parks on the coastal bluff at San
Clemente and Corona Del Mar State Beach Parks, Dana Point, and Laguna Beach.” There are no
designated scenic vistas or significant landforms on the Project site and surrounding areas. As
such, no scenic vista would be impacted. As discussed above and described in the General Plan,
the Project site and the surroundings are not designated resources that would be affected by the
Project. Additionally, no landform resources are visible from the Project site. Therefore, the
Project would not have a substantial adverse effect on a scenic vista. Impacts would be less than
significant, and no mitigation measures are either required or recommended.

b) Would the Project substantially damage scenic resources, including, but not limited
to, trees, rock outcroppings, and historic buildings within a state scenic highway?

No Impact. Based on a review of the California Department of Transportation, California Scenic
Highway Mapping System, the Project site is not near a designated or eligible State scenic
highway (Caltrans 2021). The nearest designated State scenic highway is SR-91 (Riverside
Freeway), located approximately 7.5 miles to the north. Due to intervening topography and
development, the Project site is not visible from SR-91. Furthermore, the Project would not
remove any rock outcroppings or historic buildings. Existing trees and other vegetation within
the Project site would be removed; however, these trees are not within or visible from a state
scenic highway. Therefore, the Project would have no impact related to scenic resources within
a State scenic highway, no significant impacts would occur, and no mitigation measures are
either required or recommended.

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

Less than Significant Impact. The Project site is located in an urbanized area of the County of
Orange pursuant to Section 21071 of the CEQA Guidelines and is surrounded by residential
neighborhoods. Given that the Project site is located in an urbanized area, the analysis for this
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threshold focuses on whether the Project would conflict with applicable zoning and other
regulations governing scenic quality. The Project site is zoned as Al “General Agricultural”
District, which allows for residential development and does not contain any specific scenic
regulations. As described in Section 7-9 30.2 of the County of Orange Code of Ordinances, single
family homes and townhomes are principal permitted uses within the Al zone. As stated in
Section 7-9-30.3 of the County of Orange Code of Ordinances, the A-1 zone requires a minimum
4 acres per building site and allows no more than one single-family residence per building site
(County of Orange 2021b). The Project site has a General Plan land use designation of Suburban
Residential (1B) Communities, which allows for a density of 0.5 to 18 dwelling units per acre
(du/ac). As discussed in Section 3.6, Discretionary Actions, the zoning for the Project site is
inconsistent with the General Plan land use for the Project site. However, pursuant to the
Housing Accountability Act, codified as Government Code section 65589.5(j)(4), a zoning change
is not required for this Project. This code applies to housing projects that are consistent with the
objective General Plan standards and criteria but occur on sites where the zoning for the Project
site is inconsistent with the General Plan. During the County’s design review process, the Project
has been reviewed to ensure compliance with applicable regulations related to scenic quality,
including maximum building heights. More information related to Project consistency with
plans, policies, and regulations is provided in Section 4.10, Land Use and Planning. Given that the
Project would not conflict with applicable zoning and other regulations governing scenic quality,
the Project would result in less than significant impacts related to this threshold, and no
mitigation measures are either required or recommended.

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

Less than Significant Impact. Site lighting would be limited to exterior lighting associated with
each unit and street lighting required for safety. An entry monument sign would be installed for
the Project, which would include landscape lighting, as permitted and required by County of
Orange regulations and standards. Low level way-finding lighting for pedestrians/community
residents would be provided in the common and recreation areas of the community for safety.
Street lighting would be provided at street intersections, and as required by the County of Orange
regulations and standards, as shown in Exhibit 3-5, Preliminary Grading Plan. This would be
consistent with the urbanized character of the area. All exterior lighting would be designed to
minimize glare and light spillage onto adjacent properties (i.e., shielding of street lights).
Consistent with current building code requirements and the County Standard Conditions of
Approval (LG01), prior to issuance of a building permit a lighting plan would be submitted and
approved by the Manager of Building and Safety.

The Project includes the removal of the existing pole-mounted, high intensity incandescent
lighting that is used to illuminate the tennis and pickleball courts within the Project site during
the evenings. The existing lighting results in light spillage on to surrounding properties.

The Project includes new fixtures that would result in lighting and visible glare from within the
Project site. The Project would include low-level landscape and light emitting diode (LED) site
lighting. Also, street lighting is proposed at approximately 12 locations along streets within the
Project site. The Project would be required to implement Standard Condition LGO1, detailed
below as SC AES-1, which would ensure that all exterior lighting would be confined to the Project
site and would avoid spillover lighting (i.e., light trespass) and spillover glare impacts to
adjoining properties.
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Furthermore, as shown in the Exterior Concepts provided as Exhibits 3-2a and 3-2b, the Project
design does not include any highly-reflective building materials or paints that would result in
significant glare that would be atypical of residences in the Project vicinity.

The Project would be constructed consistent with the County of Orange Noise Control Ordinance,
which requires that all construction activities would occur between 7 am. and 8 p.m. on
weekdays and Saturdays. Therefore, limited construction lighting during evening construction
hours may be needed for the Project. Any construction lighting needed for evening work would
be hooded and oriented towards active work areas within the Project site and would only occur
for a limited time. Therefore, construction lighting would result in less than significant impacts.

As discussed above, lighting and glare resulting from Project construction and operation would
not substantially adversely affect day or nighttime views in the area. Impacts would be less than
significant, and no mitigation measures are either required or recommended.

4.1.5 CUMULATIVE IMPACTS

As described above, the Project would not result in significant adverse impacts related to scenic
vistas, and the Project would not damage scenic resources. Furthermore, the Project would not
conflict with applicable zoning and other regulations governing scenic quality. The Project would
remove existing vegetation, but would include replacement landscaping plantings throughout
the development including in common areas and residential parcels. The Project would
introduce new sources of lighting that would be different from the existing night lighting in the
Project site; however, as required by SC AES-1, all new street lights and other exterior lighting
would be hooded and oriented to reflect away from adjoining properties and streets. Also, the
Project would include the removal of outdoor lighting that currently exists as a nighttime light
source within the Project site. Furthermore, the Project would not result in substantial glare-
related affects.

Projects considered in the cumulative impact analysis consist of five projects within
unincorporated County of Orange and three projects in the City of Tustin. These related projects
are described in more detail in Table 4-1, Cumulative Projects List, which is provided in Section
4.0, Impact Analysis. The Simon Ranch Reservoir and Booster Pump Station project (Booster
Pump Station project) is the only cumulative project in close enough proximity to the Project to
potentially contribute to a cumulative aesthetic impact. The Project would be constructed within
a few years of the Booster Pump Station project having been constructed, which would result in
ongoing views of construction at two different sites for viewers from public vantage points
including views from Valhalla Drive and Outlook Lane. These views of active construction sites
from public and private vantages would not constitute a significant cumulative impact pursuant
to CEQA given neither project would substantially adversely affect scenic vistas; neither project
would substantially damage scenic resources; and neither project would conflict with applicable
zoning and other regulations governing scenic quality. Both projects would result in the addition
of lighting, which would collectively result in an incremental increase in outdoor lighting in the
area surrounding the Project site. These projects would also include the addition of windows
that may result in minor glare-related impacts similar to other residential developments. No
substantial cumulative impacts would occur regarding lighting would occur since any outdoor
lighting added as part of either cumulative project would be required to be down-cast and
hooded to minimize light trespass.
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4.1.6 MITIGATION PROGRAM

Regulatory Requirements

There are no regulatory requirements that are applicable to this resource topic.

County Standard Conditions of Approval

SC AES-1: County Standard Condition of Approval LGO1:

Prior to issuance of any building permit, the applicant shall demonstrate that all
exterior lighting has been designed and located so that all direct rays are confined
to the property in a manner meeting the approval of the Manager, Building Permit
Services.

Mitigation Measures

No significant impacts pertaining to aesthetics were identified; therefore, no mitigation
measures are required.

4.1.7 SIGNIFICANCE AFTER MITIGATION

Project impacts related to aesthetics would be less than significant, and no mitigation measures
are required or recommended.

4.1.8 REFERENCES

California Department of Transportation (Caltrans). 2021 (July 13, date accessed). California
Scenic Highway Mapping System. Sacramento, CA: Caltrans.
https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-
livability /lap-liv-i-scenic-highways

Orange, County of. 2021 (August 2, last accessed). County of Orange General Plan. Santa Ana,
CA: County of Orange, Development Services.
https://ocds.ocpublicworks.com/service-areas/oc-development-services/planning-
development/codes-and-regulations/general-plan

4.1-6 RANCH HILLS PLANNED DEVELOPMENT
DRAFT ENVIRONMENTAL IMPACT REPORT



Air Quality

4.2  AIR QUALITY

4.2.1 EXISTING CONDITIONS

Climate and Meteorology

The Project site is located in the South Coast Air Basin (SoCAB), which includes all of Orange
County and the urbanized portions of Los Angeles, Riverside, and San Bernardino Counties. The
SoCAB is arid, with virtually no rainfall and abundant sunshine during the summer months. It
has light winds and poor vertical mixing compared to the other large urban areas in the U.S. The
combination of poor dispersion and abundant sunshine, which drives the photochemical
reactions that form pollutants (such as ozone [03;) provide conditions especially favorable to the
formation of smog. The SoCAB is bound to the north and east by mountains with maximum
elevations exceeding 10,000 feet. The unfavorable combination of meteorology, topography, and
emissions from the nation’s second largest urban area results in the SoCAB having some of the
worst air quality in the U.S.

Criteria Air Pollutants

Air quality is defined by ambient air concentrations of seven criteria air pollutants, which are a
group of common air pollutants identified by the U.S. Environmental Protection Agency (USEPA)
to be of concern with respect to the health and welfare of the general public. Federal and State
governments regulate criteria pollutants by using ambient standards based on criteria regarding
the health and/or environmental effects of each pollutant. These pollutants include nitrogen
dioxide (NO); Os; particulate matter, including both particles equal to or smaller than 10
microns in size (PM10) and particles equal to or smaller than 2.5 microns in size (PM2.5); carbon
monoxide (CO); sulfur dioxide (SO2); and lead. Particulate matter size refers to the aerodynamic
diameter of the particle. A description of each criteria pollutant, including source types and
health effects, is provided below.

Nitrogen Dioxide

Nitrogen gas, normally relatively inert (i.e., nonreactive), comprises about 80 percent of the air.
At high temperatures (e.g., in combustion processes) and under certain other conditions,
nitrogen can combine with oxygen to form several different gaseous compounds collectively
called nitrogen oxides (NOx). Nitric oxide (NO), NO, and nitrous oxide (N20) are important
constituents of NOx. NO is converted to NO; in the atmosphere. Motor vehicle emissions are the
main source of NOx in urban areas.

NO: is a red-brown pungent gas and is toxic to various animals and to humans because of its
ability to form nitric acid with water in the eyes, lungs, mucus membranes, and skin. In animals,
long-term exposure to NOy increases susceptibility to respiratory infections, lowering resistance
to such diseases as pneumonia and influenza. Laboratory studies show that susceptible humans,
such as asthmatics, who are exposed to high concentrations of NO; can suffer lung irritation and,
potentially, lung damage. Epidemiological studies have also shown associations between NO;
concentrations and daily mortality from respiratory and cardiovascular causes, and with
hospital admissions for respiratory conditions.
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While the National Ambient Air Quality Standards (NAAQS) only address NOz, NO and NO; are
both precursors in the formation of 0z and PM2.5, as discussed below. Because of this and the
fact that NO emissions largely convert to NO2, NOx emissions are typically examined when
assessing potential air quality impacts.

Ozone

O3 is a secondary pollutant, meaning that it is not directly emitted. It is a gas that is formed when
volatile organic compounds (VOCs) (also referred to as reactive organic gases) and NOx undergo
photochemical reactions that occur only in the presence of sunlight. The primary source of VOC
emissions is unburned hydrocarbons in motor vehicle and other internal combustion engine
exhaust. NOx also form as a result of the combustion process, most notably due to the operation
of motor vehicles. Sunlight and hot weather cause ground-level Oz to form; as a result, ozone is
known as a summertime air pollutant. Ground-level Oz is not to be confused with atmospheric
O3 or the “ozone layer”, which occurs very high in the atmosphere and shields the planet from
some ultraviolet rays. Ground-level Oz is the primary constituent of smog. Because O3 formation
occurs over extended periods of time, both O3 and its precursors are transported by wind, and
high O3 concentrations can occur in areas well away from sources of its constituent pollutants.

People with lung disease, children, older adults, and people who are active can be affected when
ozone levels exceed ambient air quality standards. Numerous scientific studies have linked
ground-level ozone exposure to a variety of problems, including the following:

e lungirritation that can cause inflammation much like a sunburn;

e wheezing, coughing, pain when taking a deep breath, and breathing difficulties during
exercise or outdoor activities;

e permanent lung damage to those with repeated exposure to ozone pollution; and

e aggravated asthma, reduced lung capacity, and increased susceptibility to respiratory
illnesses like pneumonia and bronchitis.

Particulate Matter

Particulate matter includes both aerosols and solid particles of a wide range of size and
composition. Of particular concern are PM10 and PM2.5. Particulate matter tends to occur
primarily in the form of fugitive dust. This dust appears to be generated by both local sources
and by region-wide dust during moderate to high wind episodes. These regional episodes tend
to be multi-district and sometimes interstate in scope. The principal sources of dust in urban
areas are from grading, construction, disturbed areas of soil, and dust entrained by vehicles on
roadways.

PM10 is generally emitted directly as a result of mechanical processes that crush or grind larger
particles or from the re-suspension of dusts, most typically through construction activities and
vehicular travels. PM10 generally settles out of the atmosphere rapidly and is not readily
transported over large distances.

PM2.5 is directly emitted in combustion exhaust and is formed in atmospheric reactions between
various gaseous pollutants including NOx, sulfur oxides (SOx), and VOCs. PM2.5 can remain
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suspended in the atmosphere for days and/or weeks and can be transported long distances, as
many as several hundred miles.

The principal health effects of airborne particulate matter are on the respiratory system.
Short-term exposure, lasting several days or weeks, to high PM2.5 and PM10 levels is associated
with premature mortality and increased hospital admissions and emergency room visits;
increased respiratory symptoms are also associated with short-term exposure to high PM10
levels. Long-term exposure, lasting years to decades, to high PM2.5 levels is associated with
premature mortality and development of chronic respiratory disease. According to the USEPA,
some people are much more sensitive than others to breathing PM10 and PM2.5. People with
influenza, chronic respiratory and cardiovascular diseases, and the elderly may suffer worse
illnesses; people with bronchitis can expect aggravated symptoms; and children may experience
decline in lung function due to breathing in PM10 and PM2.5. Other groups considered sensitive
include smokers and people who cannot breathe well through their noses. Exercising athletes
are also considered sensitive because many breathe through their mouths.

Carbon Monoxide

CO is a colorless and odorless gas which, in the urban environment, is associated primarily with
the incomplete combustion of fossil fuels in motor vehicles. CO combines with hemoglobin in the
bloodstream and reduces the amount of oxygen that can be circulated through the body. High CO
concentrations can cause headaches; aggravate cardiovascular disease; and impair central
nervous system functions.

CO concentrations can vary greatly over comparatively short distances. Relatively high
concentrations are typically found near crowded intersections; along heavily used roadways
carrying slow-moving traffic; and at or near ground level. Even under the most severe
meteorological and traffic conditions, high concentrations of CO are limited to locations within a
relatively short distance (i.e., up to 600 feet or 185 meters) of heavily traveled roadways.

Sulfur Dioxide

SOx constitute a class of compounds of which SO; and sulfur trioxide (SO3) are of greatest
importance. Ninety-five percent of pollution-related SOx emissions are in the form of SO;. SOy
emissions are typically examined when assessing potential air quality impacts of SO,. The
primary contributor of SOy emissions is fossil fuel combustion for generating electric power.
Industrial processes, such as nonferrous metal smelting, also contribute to SOy emissions. SOy is
also formed during combustion of motor fuels; however, most of the sulfur has been removed
from fuels, greatly reducing SOy emissions from vehicles.

SOz combines easily with water vapor, forming aerosols of sulfurous acid (H25S03), a colorless,
mildly corrosive liquid. This liquid may then combine with oxygen in the air, forming the even
more irritating and corrosive sulfuric acid (H2S04). Peak levels of SO in the air can cause
temporary breathing difficulty for people with asthma who are active outdoors. Longer-term
exposures, lasting years to decades, to high levels of SO; gas and particles cause respiratory
illness and aggravate existing heart disease. SO reacts with other chemicals in the air to form
tiny sulfate particles which are measured as PM2.5.
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Lead

Lead is a stable compound, which persists and accumulates both in the environment and in
animals. In humans, it affects the body’s blood-forming (or hematopoietic), nervous, and renal
systems. In addition, lead has been shown to affect the normal functions of the reproductive,
endocrine, hepatic, cardiovascular, immunological and gastrointestinal systems, although there
is significant individual variability in response to lead exposure. In general, an analysis of lead is
limited to projects that emit significant quantities of the pollutant (i.e., lead smelters) and are not
applied to residential projects.

Toxic Air Contaminants

Toxic air contaminants (TACs) are a diverse group of air pollutants that may cause or contribute
to an increase in deaths or in serious illness, or that may pose a present or potential hazard to
human health. TACs may be emitted from a variety of common sources, including motor vehicles,
gasoline stations, dry cleaners, industrial operations, painting operations, and research and
teaching facilities. The USEPA uses the term “hazardous air pollutants” for TACs.

TACs are different than the criteria pollutants previously discussed in that ambient air quality
standards have not been established for them. TACs occurring at extremely low concentrations
may still cause health effects, and it is typically difficult to identify levels of exposure that do not
produce adverse health effects. TAC impacts are described by carcinogenic (i.e., cancer) risk,
