
NOTICE OF PREPARATION OF A DRAFT 
ENVIRONMENTAL IMPACT REPORT

Project: Specific Plan 3.0 Buildout Project
Lead Agency: City of Cypress
Project Applicant: Los Alamitos Race Course

PROJECT DESCRIPTION: The City of Cypress (City) is the Lead Agency responsible for preparing a Draft Environmental 
Impact Report (Draft EIR) addressing potential environmental impacts associated with the Specific Plan 3.0 Buildout 
Project (proposed project). As illustrated in Figure 1: Regional Location, the project site on which the proposed project 
would be developed (defined below as the Buildout Area) is situated in the southern portion of the City of Cypress, within 
Orange County. The project site is bounded to the north by Cerritos Avenue, to the east by institutional and commercial 
uses along and near Walker Street, including churches as well as office and retail uses, to the west by Lexington Drive, and 
to the south by Katella Avenue and commercial uses.

The proposed project consists of reasonably foreseeable buildout of a portion of the area governed by the Cypress Town 
Center and Commons Specific Plan 3.0 (Specific Plan), approximately 134 acres, as shown in Figure 2: Buildout Area, 
identified as the Buildout Area. The proposed project includes the approval of proposed Vesting Tentative Tract Map No. 
19247 (VTTM 19274), as shown in Figure 3: Vesting Tentative Tract Map No. 19247. The land subject to VTTM 19247 is 
greater than the Buildout Area because VTTM 19247 includes Lots 8 and 9, which are part of the existing Grace Church 
property and include approximately 17.55 acres of land located outside the area governed by the Specific Plan. The 
environmental analyses in this Draft EIR do not consider future development of Lots 8 and 9, and as such are not included 
in the Buildout Area.

The development scenario evaluated in the Draft EIR will include 1,791 residential units and 480,000 square feet of non- 
residential uses within the Buildout Area, as allowed under the approved Specific Plan. Of the 14 numbered lots in VTTM 
19247, the proposed project includes residential development on Lots 2 through 4, 7, and 10 through 14, non-residential 
development on Lots 10 through 14, and the development of park and recreational improvements on Lots 1, 5 and 6.

The proposed project includes an extension of Moody Street from Cerritos Avenue to Katella Avenue, and a westerly 
extension of Vessels Circle from its current western terminus to where from its current western terminus to intersect with 
the proposed Moody Street extension. Additional private driveways, accessways and/or streets connecting to these streets 
and the other surrounding arterial streets would be constructed within the various lots; however, the location and size of 
those collector roads is unknown at this time. Additionally, the proposed project would include the widening of Lexington 
Drive within Lot B and the construction of residential streets to provide access directly to Cerritos Avenue.

Required discretionary actions associated with the proposed project include the approval of VTTM 19247 and a 
Development Agreement pursuant to Section 65864 et seq. of the California Government Code.

POTENTIAL ENVIRONMENTAL IMPACTS: In accordance with CEQA Guidelines Section 15060, the City determined that the 
proposed project may have one or more significant effects on the environment, and an EIR is required to assess project- 
related impacts. As permitted under CEQA, the City has elected to begin work directly on the Draft EIR in lieu of further 
initial review, bypassing the preparation of an initial study.

The Draft EIR will contain a detailed project description, maps identifying the project’s location and surrounding land uses, 
existing environmental setting, project-specific impacts, cumulative impacts, feasible mitigation measures to reduce or 
avoid potentially significant impacts, a mitigation monitoring plan, and an alternatives analysis.
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The Draft EIR will examine potential environmental impacts generated by the proposed project in relation to the following 

environmental factors: 

• Aesthetics • Land Use/Planning

• Agricultural and Forestry Resources • Mineral Resources

• Air Quality • Noise

• Biological Resources • Population/Housing

• Cultural Resources • Public Services

• Energy • Recreation

• Geology /Soils • Transportation

• Greenhouse Gas Emissions • Tribal Cultural Resources

• Hazards & Hazardous Materials • Utilities/Service Systems

• Hydrology/Water Quality • Wildfire

PROJECT SCOPING PROCESS: Circulation of this Notice of Preparation (NOP) starts a 30-day public review and 

comment period on the scope of the EIR that begins on April 4, 2025, and ends on May 5 2025, at 5:00 p.m. All 

interested parties, including the public, responsible agencies, and trustee agencies, are invited to provide comments 

and input on the scope and content of the environmental analysis to be addressed in the EIR. Responsible and trustee 

agencies should provide comments and input related to the agencies' respective areas of statutory responsibility. 

Comments received during the scoping period will be considered during preparation of the EIR. Public agencies and 

interested parties will have an additional opportunity to comment on the proposed project during the 45-day public 

review period to be held after the publication and circulation of the EIR. 

SCOPING MEETING: The City will conduct a Public Scoping Meeting to present 

the proposed project and the EIR process and provide direction to the public 

on comments. The City encourages and invites all interested parties to 

participate in the following public scoping meeting to learn more about the 

project and ask questions: 

Date/Time: April 16, 2025, 6:30 p.m.-7:30 p.m. Meeting will conclude after 

30 minutes if no attendees are present. 

Address Comments to: 

City of Cypress: 

Attn: Alicia Velasco, Planning Director 

5275 Orange Avenue 

Cypress, CA 90630 

Phone: (714) 229-6720 

Email: avelasco@cypressca.org 

Location: This meeting will be held virtually. Please access the meeting via Microsoft Teams: https://shorturl.at/vgjHC 
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FIGURE 1 

Specific Plan 3.0 Buildout Project 

Regional Location 
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òImproving lives and communities through transportation.ó 

and future average daily traffic volumes, traffic generation including peak hour, 
traffic distribution, Highway Capacity Manual (HCM) intersection analysis along 
with current and projected capacities of local street, and state highways or 
freeways including ramps that might be impacted. 
 

18.  Analysis and discussion of the 95% vehicle queue is being requested. This is due 
to the additional trips on the off-ramp(s) that lead to the site and/or left-turn 
lane to on-ramp that came from the site at Valley View Street interchange. If 
there is an overflow to the adjacent lane(s), there is a potential cause of safety 
concerns. 

 
19. When analyzing future proposed projects, please note potential short- and long-
term traffic impacts with respect to regional vehicle miles traveled (VMTõs), 
please use the Governorõs Office of Planning and Research Guidance to 
identify VMT related impacts. 
 

20. If future impact analysis leads to findings of significance on State facilities, 
please coordinate with Caltrans District 12 Local Development on development 
of a Traffic Mitigation Agreement or similar effort. 

 
21. If any future projects are developed within Caltrans right-of-way (R/W), a 
required discretionary review and approval by Caltrans and an encroachment 
permit will be required for any work within the Caltrans R/W prior to 
construction.  Prior to submitting to Caltrans Permitõs branch, applicant should fill 
out Applicantõs Checklist to Determine Applicable Review Process (QMAP List) 
Form TR-0416 to determine if project oversight/coordination with Caltrans Project 
Manager is needed.  For more information, please visit: Encroachment Permits | 
Caltrans. And for the Caltrans Encroachment Permits System, please use: 
https://ceps.dot.ca.gov  

  
Caltransõ mission is to improve lives and communities through transportation. Please 
continue to coordinate with Caltrans for any future developments that could 
potentially impact State transportation facilities. If you have any questions, please do 
not hesitate to contact Julie Lugaro at Julie.lugaro@dot.ca.gov.  
 
Sincerely, 
 
 
Scott Shelley 
Branch Chief,  
LDR-Climate Change-Transit Planning 
Caltrans, District 12 
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SUBJECT: REQUEST FOR TRAFFIC INTERSECTION ANALYSIS - NOTICE OF
PREPARATION COMMENTS FOR SPECIFIC PLAN 3.0 BUILDOUT
PROJECT

Dear Ms. Velsaco,

The City of Garden Grove has reviewed and provides a response to the Notice of
Preparation (NOP) for the Environmental Impact Report (EIR) for the Specific Plan 3.0
Buildout Project. Thank you for the opportunity to provide input on the scope and content
of the EIR.

Given the scale and nature of the proposed project, the City of Garden Grove requests
that a Level of Service (LOS) Analysis be prepared for key intersections in the City of
Garden Grove that may be impacted by project-related traffic. We request that the
following intersections within the City of Garden Grove be analyzed:

1. Valley View Street/Chapman Avenue
2. Valley View Street/West Garden Grove Boulevard
3. Valley View Street /Belgrave Avenue
4. Valley View Street /Lampson Avenue
5. Valley View Street /Cerulean Avenue

Attached is a copy of the City of Garden Grove's Traffic Impact Analysis, which outlines
the procedure and study format. We also recommend that the analysis account for
background traffic growth by using an ambient growth factor of 2 percent per year.

Please contact me if you have any questions at (714) 741-5323 or at mariap@ggcitv.org.

Sincerely,

^M^-^^ -
Maria Parra
Planning Services Manager

C: Dan Candelaria, City Engineer
Juan Navarro, Associate Traffic Engineer

11222 Acacia Parkway • P.O.Box 3070 • Garden Grove, CA 92842

ggcity.org
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Background Information 
SB 743, signed by the Governor in 2013, is changing the way transportation impacts are identified. 
Specifically, the legislation has directed the Office of Planning and Research (OPR) to look at 
different metrics for identifying transportation as a California Environmental Quality Act (CEQA) 
impact. The Final OPR guidelines were released in December 2018 and identified Vehicle Miles 
Traveled (VMT) as the preferred metric moving forward. The Natural Resources Agency completed 
the rule making process to modify the CEQA guidelines in December of 2018. The CEQA Guidelines 
identify that, by July of 2020 all lead agencies must use VMT as the new transportation metric for 
identifying impacts for land use project. 

In anticipation of the change to VMT, the City of Garden Grove undertook the Garden Grove SB 743 
Implementation Study to assist with answering important implementation questions about the 
methodology, thresholds, and mitigation approaches for VMT impact analysis. The study includes 
the following main components. 

 Thresholds Evaluation Memorandum – Potential thresholds Garden Grove can consider 
when establishing thresholds of significance for VMT assessment 

 Analysis Methodologies Memorandum – Recommendations of analysis methodologies for 
VMT impact screening and analysis 

 Mitigation Memorandum – Types of mitigation that can be considered for VMT mitigation 

Due to the State of California’s July 1, 2020 deadline to adopt VMT impact thresholds, the following 
components will be completed after July 1, 2020.  

 Tools Evaluation Memorandum – Types of tools that could be used to estimate VMT and 
the pros/cons associated with each tool 

 VMT Screening and Mitigation Recommendation Tool – A spreadsheet tool that can be 
used for VMT screening and mitigation recommendation.  

The City of Garden Grove can utilize the information produced through the Implementation Study 
to adopt a methodology and significance thresholds for use in CEQA compliance. As noted in CEQA 
Guidelines Section 15064.7(b) below, lead agencies are encouraged to formally adopt their 
significance thresholds and this is key part of the SB 743 implementation process.  

(b) Each public agency is encouraged to develop and publish thresholds of significance that the agency uses 
in the determination of the significance of environmental effects. Thresholds of significance to be adopted for 
general use as part of the lead agency’s environmental review process must be adopted by ordinance, 
resolution, rule, or regulation, and developed through a public review process and be supported by substantial 
evidence. Lead agencies may also use thresholds on a case-by-case basis as provided in Section 15064(b)(2). 

The City of Garden Grove has produced these Transportation Impact Analysis (TIA) Guidelines to 
outline the specific steps for complying with the new CEQA expectations for VMT analysis and the 
applicable general plan consistency requirements related to Level of Service (LOS). 
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It should be noted that CEQA requirements change as the CEQA Guidelines are periodically updated 
and/or legal opinions are rendered that change how analysis is completed. As such, the City of 
Garden Grove should continually review their guidelines for applicability and consultants should 
contact the City to ensure that they are applying the City’s most recent guidelines for project impact 
assessment. 

Is Level of Service Still Important? 

The City of Garden Grove has LOS standards The LOS  standards apply to discretionary approvals 
of new land use and transportation projects. Therefore, this TIA guidelines document also includes 
instructions for vehicle LOS analysis consistent with City requirements. 

Traffic Impact Analysis Guidelines 

State and Federal laws require the correlation of Land Use Element building intensities in a General 
Plan with the Circulation Element capacity. A Traffic Impact Analysis (TIA) is required by the City of 
Garden Grove so that the impact of land use proposals on the existing and future circulation system 
can be adequately assessed and to ensure that the California Environmental Qualities Act (CEQA) 
and Congestion Management Program laws and guidelines are met.  

The following TIA guidelines identify CEQA based requirements and non-CEQA based requirements 
intended for any person or entity who is proposing development in the City of Garden Grove and 
should be used in coordination with the City’s Local CEQA Guidelines and Garden Grove Municipal 
Code to guide the development review process. 

For the past several decades, the preparation of a TIA was integrated into the CEQA process, in 
which the TIA was used primarily to analyze a project’s impacts under CEQA using intersection 
and/or roadway segment levels of service (LOS). However, with the passage of Senate Bill (SB) 743, 
changes to the TIA process are necessary. Specifically, a TIA may be needed as a stand-alone 
document which is a requirement of project approval and will include information for the decision 
makers that is not required as part of the CEQA process.  

The purpose of Transportation Impact Analysis (TIA) Guidelines is to provide general instructions 
for analyzing the potential transportation impacts of proposed development projects. These 
guidelines present the recommended format and methodology that should generally be utilized in 
the preparation of TIAs.  

CEQA Changes 

Since the last TIA Guidelines update completed by the City, SB 743 was signed into law. A key 
element of this law is the elimination of auto delay, Level of Service (LOS), and other similar 
measures of vehicular capacity or traffic congestion as a basis for determining significant 
environmental impacts. This change is intended to assist in balancing the needs of congestion 
management with statewide goals related to infill development, promotion of public health 
through active transportation, and reduction of greenhouse gas emissions. 
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SB 743 includes amendments to current congestion management law that allows cities and counties 
to effectively opt-out of the LOS standards that would otherwise apply in areas where Congestion 
Management Plans (CMPs) are still used (including Orange County). Further, SB 743 required the 
Governor’s Office of Planning and Research (OPR) to update the CEQA Guidelines and establish 
criteria for determining the significance of transportation impacts. In December 2018, OPR released 
their final recommended guidelines based on feedback from the public, public agencies, and 
various organizations and individuals. OPR recommended Vehicle Miles Traveled (VMT) as the most 
appropriate measure of project transportation impacts for land use projects and land use plans. For 
transportation projects, lead agencies may select their own preferred metric but must support their 
decision with substantial evidence that complies with CEQA expectations. SB 743 does not prevent 
a city or county from continuing to analyze delay or LOS outside of CEQA review for other 
transportation planning or analysis purposes  (i.e., general plans, impact fee programs, corridor 
studies, congestion mitigation, or ongoing network monitoring).  

Guidelines Organization   

The remainder of this guidelines document is organized as follows. We have attempted to organize 
this memorandum to provide background information, assessment for congestion management/ 
General Plan Consistency (e.g. LOS analysis), and CEQA assessment (e.g. VMT analysis). 

1. Introduction 

2. Non-CEQA Transportation Assessment 

3. CEQA Assessment - VMT Analysis 

4. CEQA Assessment - Active Transportation and Public Transit Analysis 

5. Transportation Impact Analysis Format 
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An applicant seeking project approval will submit the proposed project to the City with a planning 
and land used approval application. After a preliminary review of the project by City Staff, the 
applicant will be notified by the project planner as to whether or not a TIA is required.  

The Traffic Impact Analysis (TIA) should consider changes in both Level of Service (LOS) and VMT .  

A TIA which includes LOS analysis shall be required for a proposed project when either the AM or 
PM peak hour trip generation from the proposed development is expected to exceed 50 vehicle 
trips. Traffic study may be required for smaller projects based on land use and location per City’s 
discretion. 

Furthermore, a TIA which includes VMT assessment shall be required for a proposed project that 
does NOT satisfy the identified project screening criteria: 

 Transit Priority Areas Screening 
 Low VMT-generating Areas Screening 
 Project Type Screening 

See Section, “CEQA Assessment - VMT Analysis” for details on this screening criteria.  

Projects may be screened from VMT analysis and require level-of-service analysis, or vice-versa. In 
cases where insufficient information is available to make a preliminary assessment of a proposal’s 
effect on traffic, the City Traffic Engineer shall determine, at his or her discretion, whether a TIA will 
be required.  
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Non-CEQA Transportation 
Assessment 
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Level of Service Analysis Procedure 
Traffic analysis should be prepared under the direction and/or by registered traffic engineer, 
registered civil engineer, or qualified transportation planner. To establish a mutually agreeable 
scope of work for the traffic analysis, the analyst and project applicant shall meet with Planning 
Department staff and Traffic Engineering staff to identify study area, assumptions, and 
methodologies of the traffic analysis. The City Traffic Engineer has the authority to approve or 
modify the study area, assumptions, and methodologies of the traffic analysis. 

Traffic Counts 

The traffic analysis should not use any traffic counts that are more than two years old without 
approval of the City Traffic Engineer. If traffic counts taken within the last two years are not available, 
then new traffic counts shall be collected by a qualified data collection firm. Turning movement 
data at the study intersections should be collected in 15-minute intervals during the hours of 7:00 
AM to 9:00 AM. and 4:00 PM to 6:00 PM, unless the City Traffic Engineer specifies other hours (e.g., 
for a signal warrant determination or weekend analysis). Unless otherwise required, all traffic counts 
should generally be conducted when local schools or colleges are in session, on days of good 
weather, on Tuesdays through Thursdays during non-Summer months, and should avoid being 
taken on weeks with a holiday. 

Trip Generation 

City of Garden Grove will accept the trip generation rate of the latest edition of the Trip Generation 
Manual published by the Institute of Transportation Engineers. In addition, analysis for a proposed 
project with trip generation rates not provided in the ITE Trip Generation Manual, may use rates 
from other agencies or locally approved studies for specific land uses. Documentation supporting 
the use of these trip generation rates will be required.  

The traffic analysis should include justification for trip generation credits such as existing uses, 
transit, and internal capture. The pass-by traffic credit should be calculated based upon the Institute 
of Transportation Engineer data or city approved special studies. 

Trip Distribution and Assignment 

Description of trip distribution and assignment for vehicle trips to and from the site along specific 
roadways that will be utilized by project generated traffic is required. The basic methodology and 
assumptions used to develop trip distribution and assignments must be clearly stated and approved 
by the City Traffic Engineer. The basis for trip distribution should be linked to the demographic or 
market data in the area and should consider the project’s location relative to the regional roadway 
system.  
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The trip assignment for the project should be based on existing and projected travel patterns and 
the future roadway network and its travel time characteristics. The trip assignment should 
incorporate the trip generation of the project minus the appropriate credits. 

Traffic Forecasts 

The traffic analysis should include the total traffic which is expected to occur at buildout of 
proposed project. This means that the analyst preparing the traffic study should include all the 
cumulative effects of proposed developments as well. The latest version of the Orange County 
Transportation Analysis Model (OCTAM) should be used to generate future year forecasts. Projects 
which have been approved or planned, but not built in the vicinity of the proposed project should 
be verified as included in the latest version of the OCTAM model.  

Analysis Methodologies  

The City of Garden Grove will use the Intersection Capacity Utilization (ICU) methodology to 
evaluate the AM and PM peak hour LOS at signalized intersections. The latest version of the 
Highway Capacity Manual (HCM) methodology will be used to evaluate the AM and PM peak hour 
LOS at unsignalized intersections. The peak hour will be identified as the highest one-hour period 
in both AM and PM counted periods, as determined by four consecutive 15-minute count intervals. 
The following parameters should be used in determining the LOS at the intersections within City of 
Garden Grove. 

ICU Methodology 

 A minimum clearance interval of 0.05 of green time 
 Lane capacities of 1,700 per hour per lane for through and turn lanes 

HCM Methodology 
 

 A peak hour factor (PHF) based on observed conditions will be used for the under 
existing conditions.  

 A PHF of 0.92 will be used for future conditions. 

Pedestrian activity should be considered on a case by case basis using reductions in saturation flow 
rates for affected lanes as determined by sound engineering judgement. The HCM is the best source 
of guidance for assessment of pedestrian influences on flow rates. 
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Analysis Scenarios  

The following identifies the analysis scenarios that should be evaluated for LOS analysis (at the 
discretion of the City Traffic Engineer).  

 Existing Conditions 

Existing traffic conditions: data must have been collected within the previous 2-year period.  

 Opening Year  

Existing traffic conditions plus ambient growth and traffic from all the development within 
the study area for which an application has been submitted (“pending projects”), or that 
have been approved but not yet constructed.  

 Opening Year + Project:  

Traffic conditions of existing plus ambient growth and approved and pending 
developments, plus traffic generated by the proposed project.  

 Horizon Year:  

Build-out of City General Plan combined with build-out of circulation system. OCTAM 
Build-out projections should be used for this purpose. A General Plan build out analysis is 
generally required for any project that contributes traffic to an intersection projected to 
have unacceptable LOS, any project that requires a General Plan Amendment or otherwise 
proposes development that exceeds the land use intensity assumed for the General Plan, 
and/or at the discretion of the City Traffic Engineer.  

 Horizon Year + Project:  

Cumulative traffic conditions of General Plan build-out plus proposed project.  

Projects that are to be constructed in more than one phase will require interim year future analysis 
to address each phase of the development and its associated traffic effects. The year(s) to be 
analyzed will coincide with the scheduled phasing and will be approved by the City Engineer or 
designee.  

A table is to be included which identifies the forecast LOS for each intersection within the defined 
study area. This summary table shall present LOS for all scenarios evaluated-including 
improvements.  
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Transportation Effects 

The acceptable LOS for intersections in the City of Garden Grove is D or better as established in the 
City’s General Plan. Any intersection operating at a LOS of E or F is considered deficient. Signalized 
intersections will require improvements if one of the following conditions is met: 

 The addition of project traffic to an intersection results in the degradation of 
intersection operations from acceptable operations (LOS D or better to unacceptable 
operations (LOS E or F). 
 

 The project-related increase in volume-to-capacity ratio (V/C) is equal to or greater 
than 0.010 at an intersection that is already operating at LOS E or F. 

Unsignalized intersections will require improvements if both of the following conditions is met: 

 The addition of project traffic to an intersection results in the degradation of overall 
intersection operations from acceptable operations (LOS D or better) to unacceptable 
operations (LOS E or F), and 
 

 The intersection meets peak hour signal warrants either caused by project volumes, or 
project volumes are added at an intersection that meets peak hour signal warrants in 
the baseline scenario(s). Peak hour signal warrants should be determined based on the 
latest California Manual on Uniform Traffic Control Devices (CA MUTCD). 

The fair share cost for the proposed improvements in the cumulative condition should also be 
calculated. 

On-Site Parking Analysis 
A project provides adequate parking capacity if the project meets Garden Grove Municipal Code 
parking code requirements. Parking studies are required to support deviations from parking code 
requirements or the use of reciprocal parking. The parking rates to be used are obtained from Title 
9 of the Garden Grove Municipal Code. In cases where the code does not address parking rates for 
a specific land use, or where deviations from code are proposed, documentation must be included 
provided by the applicant and/or consulting engineer showing how or where the proposed rates 
were obtained. The parking analysis must demonstrate that proposed parking supply is adequate 
to accommodate demand. Shared parking evaluations, in accordance with Title 9 of the Garden 
Grove Municipal Code will be considered when appropriate. 

 



City of Garden Grove TIA Guidelines 
May 2020 

14 
1493504.1 

Access and Circulation Analysis 
The project’s effect on access points and on-site circulation shall be analyzed. The analysis shall, as 
appropriate, include the following:  

 Number of access points proposed for the project site.  
 Spacing between driveways and intersections.  
 Potential signalization of driveways.  
 On-site stacking distance. (Including uses with a drive thru.)  
 Shared access.  
 Turn conflicts/restrictions.  
 Adequate sight distance.  
 Driveway improvements.  
 Pedestrian connections.  
 Any other operational characteristics (as identified by City staff).  

If the proposed project is a residential or commercial use with privacy gates, the applicant shall 
provide a stacking analysis for review and approval. The adequacy of the interface with the arterial 
network will need to be demonstrated and necessary improvements to adjacent intersections may 
be required.  
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CEQA Assessment - VMT Analysis 
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A key element of SB 743, signed in 2013, is the elimination of automobile delay and LOS as the sole 
basis of determining CEQA impacts. The updated CEQA Guidelines, released in December 2018, 
recommend VMT as the most appropriate measure of project transportation impacts. However, SB 
743 does not prevent a city or county from continuing to analyze delay or LOS as part of other 
plans (i.e., the general plan), studies, or ongoing network monitoring. 

Analysis Methodology 
For purposes of SB 743 compliance, a VMT analysis should be conducted for land use projects as 
deemed necessary by the City Traffic Engineer and would apply to projects that have the potential 
to increase the baseline VMT per service population (e.g. population plus employment) for the City 
of Garden Grove. Normalizing VMT per service population (e.g. creating a rate by dividing VMT by 
service population) provides a transportation efficiency metric that the analysis is based on. All 
assumptions and methodologies of the VMT analysis are subject to review by the City Traffic 
Engineer. 

Project Screening 

There are three types of screening that may be applied to effectively screen projects from project-
level assessment. These screening steps are summarized below: 

Step 1: Transit Priority Area (TPA) Screening 

Projects located within a TPA1 may be presumed to have a less than significant impact absent 
substantial evidence to the contrary. This presumption may NOT be appropriate if the project: 

1. Has a Floor Area Ratio (FAR) of less than 0.75; 
2. Includes more parking for use by residents, customers, or employees of the project than 

required by the City;  
3. Is inconsistent with the applicable Sustainable Communities Strategy (as determined by 

the lead agency, with input from the Southern California Association of Governments 
[SCAG]); or 

                                                      
1 A TPA is defined as a half mile area around an existing major transit stop or an existing stop along a high-

quality transit corridor per the definitions below. Public Resources Code § 21099(a)(7) 

Pub. Resources Code, § 21064.3 - ‘Major transit stop’ means a site containing an existing rail transit station, 
a ferry terminal served by either a bus or rail transit service, or the intersection of two or more major bus 
routes with a frequency of service interval of 15 minutes or less during the morning and afternoon peak 
commute periods. 

Pub. Resources Code, § 21155 - For purposes of this section, a ‘high-quality transit corridor’ means a 
corridor with fixed route bus service with service intervals no longer than 15 minutes during peak commute 
hours. 
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4. Replaces affordable residential units with a smaller number of moderate- or high-income 
residential units. 

To identify if the project is in a TPA, the analyst may review TPA map prepared as part of the City 
of Garden Grove VMT Impact Analysis Methodologies Assessment memorandum. Additionally, 
the analyst should confirm with all local transit providers that no recent changes in transit service 
have occurred in the project area (e.g. addition or removal of transit lines, addition or removal of 
transit stops, or changes to service frequency).  

Step 2: Low VMT Area Screening 

Residential and office projects located within a low VMT-generating area may be presumed to have 
a less than significant impact absent substantial evidence to the contrary. In addition, other 
employment-related and mixed-use land use projects may qualify for the use of screening if the 
project can reasonably be expected to generate VMT per resident, per worker, or per service 
population that is similar to the existing land uses in the low VMT area.  

For this screening in Garden Grove, the OCTAM travel forecasting model was used to measure VMT 
performance for individual traffic analysis zones (TAZs). TAZs are geographic polygons similar to 
Census block groups used to represent areas of homogenous travel behavior. Total daily VMT per 
service population (population plus employment) was estimated for each TAZ. This presumption 
may not be appropriate if the project land uses would alter the existing built environment in such 
a way as to increase the rate or length of vehicle trips. The project applicant should document 
whether or not any increase to the trip generation rate or length of vehicle trips is expected. 

To identify if the project is in a low VMT-generating area, the analyst may review the Origin-
Destination (OD) Methodology: Daily VMT per Service Population Compared to County Average 
screening map prepared as part of the City of Garden Grove VMT Impact Analysis Methodologies 
Assessment memorandum. Additionally, as noted above, the analyst must identify if the project is 
consistent with the existing land use (i.e. if the project is proposing single-family housing, there 
should be existing single-family housing of approximately the same density) within that TAZ and 
use professional judgement that there is nothing unique about the project that would otherwise be 
misrepresented utilizing the data from the travel demand model. 

Step 3: Project Type Screening 

Some project types have been identified as having the presumption of a less than significant impact. 
The following uses can be presumed to have a less than significant impact absent substantial 
evidence to the contrary as their uses are local serving in nature: 

 Local-serving K-12 schools  

 Local parks 

 Day care centers 

 Local-serving retail uses less than 50,000 square feet, including: 
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o Gas stations 

o Banks 

o Restaurants 

o Shopping Center 

 Local-serving hotels (e.g. non-destination hotels) 

 Student housing projects on or adjacent to a college campus 

 Local-serving assembly uses (places of worship, community organizations) 

 Community institutions (public libraries, fire stations, local government) 

 Affordable, supportive, or transitional housing 

 Assisted living facilities 

 Senior housing (as defined by HUD) 

 Local serving community colleges that are consistent with the assumptions noted in the 

RTP/SCS 

 Projects generating less than 110 daily vehicle trips2 

o This generally corresponds to the following “typical” development potentials: 

 11 single family housing units 

 16 multi-family, condominiums, or townhouse housing units 

 10,000 sq. ft. of office 

 15,000 sq. ft. of light industrial3 

 63,000 sq. ft. of warehousing3 

 79,000 sq. ft. of high cube transload and short-term storage warehouse3 

Local serving retail projects with a total square footage less than 50,000 square feet may be 
presumed to have a less than significant impact absent substantial evidence to the contrary. Any 
project that uses the designation of “local-serving” should be able to demonstrate that its users 
(employees, customers, visitors) would be existing within the community. The project would not 
generate new “demand” for the project land uses, but would meet at existing demand that would 

                                                      
2 This threshold ties directly to the OPR technical advisory and notes that CEQA provides a categorical 

exemption for existing facilities, including additions to existing structures of up to 10,000 square feet, so 
long as the project is in an area where public infrastructure is available to allow for maximum planned 
development and the project is not in an environmentally sensitive area. (CEQA Guidelines, § 15301, subd. 
(e)(2).) Typical project types for which trip generation increases relatively linearly with building footprint 
(i.e., general office building, single tenant office building, office park, and business park) generate or attract 
an additional 110-124 trips per 10,000 square feet. Therefore, absent substantial evidence otherwise, it is 
reasonable to conclude that the addition of 110 or fewer trips could be considered not to lead to a 
significant impact. 

3  This number was estimated using rates from ITE’s Trip Generation Manual. Some industrial and 
warehousing tenants may generate traffic differently than what is documented in ITE. In these cases, 
documentation of the project generating less than 110 daily trips will be required for review and approval 
by the City Traffic Engineer.  
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shorten the distance existing residents, employees, customers, or visitors would need to travel. Local 
serving retail generally improves the convenience of shopping close to home and has the effect of 
reducing vehicle travel. 

VMT Assessment for Non-Screened Development 

Projects not screened through the steps above should complete VMT analysis and forecasting 
through the OCTAM model to determine if they have a significant VMT impact. This analysis should 
include both ‘project generated VMT’ for the project TAZ (or TAZs) and ‘project effect on VMT’ 
estimates under the following scenarios. Project generated VMT shall include the VMT generated 
by the site compared back to the CEQA threshold of significance. The project effect on VMT is the 
link based VMT for a geographic region which is more appropriate to review to evaluate how these 
developments change travel behavior in the region. 

 Baseline conditions - This data is available from OCTAM.  
 

 Baseline plus project - The project land use would be added to the project TAZ or a 
separate TAZ would be created to contain the project land uses. A full base year model 
run would be performed and VMT changes would be isolated for the project TAZ and 
across the full model network. The model output must include reasonableness checks of 
the production and attraction balancing to ensure the project effect is accurately 
captured. These reasonableness checks are subject to City Traffic Engineer’s review. If this 
scenario results in a less-than-significant impact, then additional cumulative scenario 
analysis may not be required (more information about this outcome can be found in the 
Thresholds Evaluation discussion later in this chapter). 
 
 

 Cumulative no project - This data is available from OCTAM. 
 

 Cumulative plus project - The project land use would either be added to the project TAZ 
or a separate TAZ would be created to contain the project land uses. The addition of 
project land uses should be accompanied by a reallocation of a similar amount of land 
use from other TAZs; especially if the proposed project is significant in size such that it 
would change other future developments. Land use projects are often represented in the 
assumed growth of the cumulative year population and employment. It may be 
appropriate to remove land use growth that represents a project from the cumulative 
year model to represent the cumulative no project scenario If project land uses are simply 
added to the cumulative no project scenario, then the analysis should reflect this 
limitation in the methodology and acknowledge that the analysis may overestimate the 
project’s effect on VMT.  
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The model output should include total VMT, which includes all vehicle trips and trip purposes, and 
VMT per service population (population plus employment). Total VMT (by speed bin) is needed as 
an input for air quality, greenhouse gas (GHG), and energy impact analysis while total VMT per 
service population is recommended for transportation impact analysis4. 

Both “plus project” scenarios noted above will summarize two types of VMT: (1) project generated 
VMT per service population and comparing it back to the appropriate benchmark noted in the 
thresholds of significance, and (2) the project effect on VMT, comparing how the project changes 
VMT on the network looking at citywide VMT per service population comparing it to the no project 
condition. 

In some cases, it may be appropriate to extract the Project-generated VMT using the production-
attraction trip matrix. This may be appropriate when a project is entirely composed of retail or office 
uses, and there is a need to isolate the home-based-work (HBW) VMT for the purposes of isolating 
commute VMT. The City should evaluate the appropriate methodology based on the project land 
use types and context.  

Project-generated VMT shall be extracted from the travel demand forecasting model using the 
origin-destination trip matrix and shall multiply that matrix by the final assignment skims. The 
project-effect on VMT shall be estimated using the City boundary5 and extracting the total link-
level VMT for both the no project and with project condition. 

A detailed description of this process is attached to these guidelines. See Attachment A, “Detailed 
VMT Forecasting Information”. 

CEQA VMT Impact Thresholds  

VMT Impacts 

VMT thresholds provided below are to be applied to determine potential project generated VMT 
impacts and project’s effect on VMT impacts. 

A project would result in a significant project generated VMT impact if either of the 
following conditions are satisfied: 

1. The baseline project generated VMT per service population exceeds the 15% below 
the County of Orange baseline VMT per service population, or 

                                                      
4 This assumes that the  City will use VMT per service population for its impact threshold. If  the City decides 

to isolate VMT by trip purpose, then the City would need to update this section of the recommended 
guidelines. 

5 Note – for projects near the City boundary, a different boundary may be more applicable to make sure that 
VMT effects are not artificially truncated at the City boundary. 
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2. The cumulative project generated VMT per service population exceeds 15% below 
the County of Orange baseline VMT per service population  

The project’s effect on VMT would be considered significant if it resulted in either of the 
following conditions being satisfied: 

1. The baseline link-level boundary Citywide VMT per service population increases 
under the plus project condition compared to the no project condition, or 

2. The cumulative link-level boundary Citywide VMT per service population increases 
under the plus project condition compared to the no project condition. 

Please note that the cumulative no project shall reflect the adopted RTP/SCS; as such, if a project is 
consistent with the SCAG RTP/SCS, then the cumulative impacts (project effect on VMT) shall be 
considered less than significant subject to consideration of other substantial evidence. 

VMT Mitigation Measures 
To mitigate VMT impacts, the following choices are available to the applicant: 

1. Modify the project’s-built environment characteristics to reduce VMT generated by the 
project. 

2. Implement transportation Demand Management (TDM) measures to reduce VMT 
generated by the project. 

3. Participate in a VMT fee program and/or VMT mitigation exchange/banking program (if 
available) to reduce VMT from the project or other land uses to achieve acceptable levels. 

As part of the Implementation Study, key TDM measures that are appropriate to the region were 
identified. Measures appropriate for most of the City of Garden Grove are summarized in 
Attachment B of the City of Garden Grove SB 743 Implementation Mitigation and TDM Strategy 
Assessment memorandum.  These measures are attached to these guidelines. See Attachment B, 
“Relevant Strategies for Implementation in Garden Grove”.  

VMT reductions should be evaluated as part of the VMT impact analysis using state-of-the-practice 
methodologies recognizing that many of the TDM strategies are dependent on building tenant 
performance over time. As such, actual VMT reduction cannot be reliably predicted and monitoring 
may be necessary to gauge performance related to mitigation expectations.  

When a Project is found to have a significant impact under CEQA, the City of Garden Grove requires 
developers and the business community to assist in reducing peak hour and total vehicular trips by 
implementing Transportation Demand Management Plans (TDMs). The potential of a proposed 
project to reduce VMT through the use of a TDM plan should be addressed in the traffic study.  

If a TDM plan is proposed as a mitigation measure for a project, and the traffic study attributes a 
reduction in peak and total traffic to the TDM plan, the following information must be provided:  
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1. A detailed description of the major components of the TDM plan and how it would be 
implemented and maintained on a continuing basis.  

2. Case studies or empirical data that supports the anticipated reduction of traffic attributed 
to the TDM plan.  

3. Additional Volume/Capacity ratio calculations that illustrate the circulation benefits of the 
TDM plan.  

4. Enforcement Measures – how it will be monitored and enforced.  

5. How it complies with the South Coast Air Quality Management District Regulations.  
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CEQA Assessment - Active 
Transportation and Public Transit 

Analysis 
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Potential impacts to public transit, pedestrian facilities and travel, and bicycle facilities and travel 
can be evaluated using the following criteria: 

 A significant impact occurs if the project conflicts with adopted policies, plans, or programs 

regarding public transit, bicycle, or pedestrian facilities, or otherwise decreases the 

performance or safety of such facilities. 

Therefore, the TIA should evaluate whether a project is consistent with adopted policies, plans, or 
programs regarding active transportation or public transit facilities, or otherwise increases or 
decreases the performance or safety of such facilities and make a determination as to whether it 
has the potential to conflict with existing or proposed facilities supporting these travel modes. 
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Transportation Impact Study 
Format 
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Each Traffic Impact Study submitted to the City of Garden Grove shall contain each of the following 
elements unless the topic is not applicable. However, items omitted therefrom as “not applicable” 
shall first be approved by the City.  

1. Executive Summary  
2. Introduction  
3. Existing Street System  
4. Project Description and Location  
5. LOS Analysis  
6. On-Site Parking and Circulation  
7. Vehicle Miles Traveled (VMT) Analysis 
8. Active Transportation and Public Transit Analysis 
9. Appendix 

 
1. Executive Summary  

This portion of the report shall present factual and concise information relative to the major issues. 
Pertinent information in this regard shall include a brief overview of the project, a short discussion 
of the project’s traffic generation potential, the expected VMT impacts of the project, and a 
summary of mitigation measures. It should also summarize any deficiencies in roadway LOS and 
the corresponding proposed improvements.  

2. Introduction  

The introduction of the report shall include a detailed description of study procedures, a general 
overview of the proposed project site and study area boundaries, existing and proposed site uses, 
and existing and proposed roadways and intersections within the defined study area (defined study 
area to be determined by the City). Exhibits required for this section shall include a regional map 
showing the project vicinity and a site layout map.  

3. Project Description and Location  

This section shall expand on information presented in the introduction and shall provide a detailed 
development scenario and specific project location. Exhibits in this section shall include, at a 
minimum, a clear illustration of the project in terms of a site plan, its density, adjacent roadways, 
on-site parking supply, proposed traffic circulation within the project, gross square footage, number 
of rooms/units, and other descriptors as appropriate.  

4. Methodology and Thresholds 

Identify the methodology used to calculate LOS and VMT. Include the criteria used for screening 
projects from project-level VMT analysis, if applicable. Identify the impact threshold for VMT, and 
the City’s LOS standards for roadways and intersections.  
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5. LOS Analysis 

This should include the Traffic Generation Forecast, Traffic Distribution and Assignment, Traffic 
Analysis, and identify required improvements described about in “Level of Service Analysis 
Procedure”.  

6. On-site Parking, Access, and Circulation Analysis 

See the On-Site Parking Analysis on Page 13 and Access and Circulation Analysis on Page 14.  

7. Active Transportation and Public Transit Analysis 

Refer to Page 24.  

8. Vehicle Miles Traveled (VMT) Analysis 

Present the Project VMT per service population for all analysis scenarios and the Project effect on 
VMT for all analysis scenarios. Data should be presented in tabular format. If the project meets the 
City’s VMT screening criteria , this should be documented. All VMT impacts should be identified in 
accordance with the VMT Impact Thresholds described above. Proposed VMT mitigation measures 
should be identified.  

9. Appendix 

Detailed appendix material shall be supplied as part of the report. If the main report is too large to 
include an appendix, such material shall be provided under a separate and identifiable cover. Typical 
material in this regard includes VMT and TDM calculations, traffic counts, ICU calculation sheets, 
fully completed signal warrants, accident diagrams at high accident locations, sketches of proposed 
roadway improvements, and other information necessary for the City's review of the report. 
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Attachments 
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Attachment A: Detailed VMT Forecasting Information 
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This section provides detailed VMT forecasting instructions for use with the Orange County Traffic 
Analysis Model (OCTAM) travel demand forecasting model. Please note that Orange County 
Transportation Authority (OCTA) periodically updates OCTAM and the latest version available 
should be utilized for VMT assessment in the City of Garden Grove. OCTA is also in the development 
of a VMT estimation tool for OCTAM. Upon completion of the tool, it should be reviewed for 
appropriateness for CEQA compliance before use on a City of Garden Grove project. 

OCTAM is a trip-based model that generates daily person trip-ends for each TAZ across various trip 
purposes (Home-based-work, home-based-other, and non-home-based for example) based on 
population, household, and employment variables. This may create challenges for complying with 
the VMT guidance because trip generation is not directly tied to specific land use categories. The 
following methodology addresses this particular challenge among others. 

Production and attraction trip-ends are separately calculated for each zone, and generally: 
production trip-ends are generated by residential land uses and attraction trip-ends are generated 
by non-residential land uses. Focusing on residential and employment land uses, the first step to 
forecasting VMT requires translating the land use into model terms, the closest approximations are: 

 Residential: home-based production trips 
 Employment: home-based work attraction trips 

Note that this excludes all non-home-based trips including work-based other and other-based 
other trips. 

The challenges with computing VMT for these two types of trips in a trip-based model are 1) 
production and attraction trip-ends are not distinguishable after the PA to OD conversion process 
and 2) trip purposes are not maintained after the mode choice step. For these reasons, it not 
possible to use the VMT results from the standard vehicle assignment (even using a select zone re-
assignment). A separate post-process must be developed to re-estimate VMT for each zone that 
includes trip-end types and trip purposes. In order to provide the most accurate estimates possible, 
Garden Grove’s recommended approach to estimating VMT is outlined below. Deviating from this 
approach will require justification and approval from the City Traffic Engineer.  

VMT Forecasting Instructions 

This approach will calculate total Origin/Destination (OD) VMT using standard OCTAM model 
output files. The OD method for calculating total VMT includes all vehicle trips that start in a specific 
traffic analysis zone, and all vehicle trips that end in a specific traffic analysis zone. The major steps 
of this approach are listed as follows: 

 Re-skim final loaded congested networks and adjust the external skim for each mode and 
time period to account for truncated trips 

 Multiply appropriate distance skim matrices by OD trip matrices to estimate VMT by time 
period 
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 Sum matrices by time period and mode to calculate daily automobile VMT 
 Calculate automobile VMT for individual TAZs 

Appropriateness Checks 

The number of vehicle trips from the total VMT estimation should match as closely as possible with 
the results from the traditional model process. The estimated results should be checked against the 
results from a full model run to understand the degree of accuracy. Note that these custom 
processes may or may not include full lengths of IX/XI trips (trips with origins or destinations outside 
of the model roadway network) or special generator trips (airport, seaport, stadium, etc.). 

When calculating VMT for comparison at the study area, citywide, or regional geography, the same 
methodology that was used to estimate project specific VMT should be used. The VMT for these 
comparisons can be easily calculated by aggregating the row or column totals for all zones that are 
within the desired geography. 
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Attachment B: Relevant Strategies for Implementation in 
Garden Grove 
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April 8, 2025 

 

Alicia Velasco 

City of Cypress 

5275 Orange Avenue 

Cypress CA 90630 

 

   

Re: 2025040377 The Specific Plan 3.0 Buildout Project, Orange County 

 

Dear Ms. Velasco:  

 

The Native American Heritage Commission (NAHC) has received the Notice of Preparation 

(NOP), Draft Environmental Impact Report (DEIR) or Early Consultation for the project 

referenced above.  The California Environmental Quality Act (CEQA) (Pub. Resources Code 

§21000 et seq.), specifically Public Resources Code §21084.1, states that a project that may 

cause a substantial adverse change in the significance of a historical resource, is a project that 

may have a significant effect on the environment. (Pub. Resources Code § 21084.1; Cal. Code 

Regs., tit.14, §15064.5 (b) (CEQA Guidelines §15064.5 (b)).  If there is substantial evidence, in 

light of the whole record before a lead agency, that a project may have a significant effect on 

the environment, an Environmental Impact Report (EIR) shall be prepared.  (Pub. Resources 

Code §21080 (d); Cal. Code Regs., tit. 14, § 5064 subd.(a)(1) (CEQA Guidelines §15064 (a)(1)).  

In order to determine whether a project will cause a substantial adverse change in the 

significance of a historical resource, a lead agency will need to determine whether there are 

historical resources within the area of potential effect (APE).  

  

CEQA was amended significantly in 2014.  Assembly Bill 52 (Gatto, Chapter 532, Statutes of 

2014) (AB 52) amended CEQA to create a separate category of cultural resources, “tribal 

cultural resources” (Pub. Resources Code §21074) and provides that a project with an effect 

that may cause a substantial adverse change in the significance of a tribal cultural resource is 

a project that may have a significant effect on the environment.  (Pub. Resources Code 

§21084.2).  Public agencies shall, when feasible, avoid damaging effects to any tribal cultural 

resource. (Pub. Resources Code §21084.3 (a)).  AB 52 applies to any project for which a notice 

of preparation, a notice of negative declaration, or a mitigated negative declaration is filed on 

or after July 1, 2015.  If your project involves the adoption of or amendment to a general plan or 

a specific plan, or the designation or proposed designation of open space, on or after March 1, 

2005, it may also be subject to Senate Bill 18 (Burton, Chapter 905, Statutes of 2004) (SB 18).  

Both SB 18 and AB 52 have tribal consultation requirements.  If your project is also subject to the 

federal National Environmental Policy Act (42 U.S.C. § 4321 et seq.) (NEPA), the tribal 

consultation requirements of Section 106 of the National Historic Preservation Act of 1966 (154 

U.S.C. 300101, 36 C.F.R. §800 et seq.) may also apply.  

    

The NAHC recommends consultation with California Native American tribes that are 

traditionally and culturally affiliated with the geographic area of your proposed project as early 

as possible in order to avoid inadvertent discoveries of Native American human remains and 

best protect tribal cultural resources.  Below is a brief summary of portions of AB 52 and SB 18 as 

well as the NAHC’s recommendations for conducting cultural resources assessments.   

  

Consult your legal counsel about compliance with AB 52 and SB 18 as well as compliance with 

any other applicable laws.  
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AB 52  

  

AB 52 has added to CEQA the additional requirements listed below, along with many other requirements:   

  

1. Fourteen Day Period to Provide Notice of Completion of an Application/Decision to Undertake a Project:  

Within fourteen (14) days of determining that an application for a project is complete or of a decision by a public 

agency to undertake a project, a lead agency shall provide formal notification to a designated contact of, or 

tribal representative of, traditionally and culturally affiliated California Native American tribes that have 

requested notice, to be accomplished by at least one written notice that includes:  

a. A brief description of the project.  

b. The lead agency contact information.  

c. Notification that the California Native American tribe has 30 days to request consultation.  (Pub. 

Resources Code §21080.3.1 (d)).  

d. A “California Native American tribe” is defined as a Native American tribe located in California that is 

on the contact list maintained by the NAHC for the purposes of Chapter 905 of Statutes of 2004 (SB 18).  

(Pub. Resources Code §21073).  

  

2. Begin Consultation Within 30 Days of Receiving a Tribe’s Request for Consultation and Before Releasing a 

Negative Declaration, Mitigated Negative Declaration, or Environmental Impact Report:  A lead agency shall 

begin the consultation process within 30 days of receiving a request for consultation from a California Native 

American tribe that is traditionally and culturally affiliated with the geographic area of the proposed project. 

(Pub. Resources Code §21080.3.1, subds. (d) and (e)) and prior to the release of a negative declaration, 

mitigated negative declaration or Environmental Impact Report. (Pub. Resources Code §21080.3.1(b)).  

a. For purposes of AB 52, “consultation shall have the same meaning as provided in Gov. Code §65352.4 

(SB 18). (Pub. Resources Code §21080.3.1 (b)).  

  

3. Mandatory Topics of Consultation If Requested by a Tribe:  The following topics of consultation, if a tribe 

requests to discuss them, are mandatory topics of consultation:  

a. Alternatives to the project.  

b. Recommended mitigation measures.  

c. Significant effects.  (Pub. Resources Code §21080.3.2 (a)).  

  

4. Discretionary Topics of Consultation:  The following topics are discretionary topics of consultation:  

a. Type of environmental review necessary.  

b. Significance of the tribal cultural resources.  

c. Significance of the project’s impacts on tribal cultural resources.  

d. If necessary, project alternatives or appropriate measures for preservation or mitigation that the tribe 

may recommend to the lead agency.  (Pub. Resources Code §21080.3.2 (a)).  

  

5. Confidentiality of Information Submitted by a Tribe During the Environmental Review Process:  With some 

exceptions, any information, including but not limited to, the location, description, and use of tribal cultural 

resources submitted by a California Native American tribe during the environmental review process shall not be 

included in the environmental document or otherwise disclosed by the lead agency or any other public agency 

to the public, consistent with Government Code §6254 (r) and §6254.10.  Any information submitted by a 

California Native American tribe during the consultation or environmental review process shall be published in a 

confidential appendix to the environmental document unless the tribe that provided the information consents, in 

writing, to the disclosure of some or all of the information to the public. (Pub. Resources Code §21082.3 (c)(1)).  

  

6. Discussion of Impacts to Tribal Cultural Resources in the Environmental Document:  If a project may have a 

significant impact on a tribal cultural resource, the lead agency’s environmental document shall discuss both of 

the following:  

a. Whether the proposed project has a significant impact on an identified tribal cultural resource.  

b. Whether feasible alternatives or mitigation measures, including those measures that may be agreed 

to pursuant to Public Resources Code §21082.3, subdivision (a), avoid or substantially lessen the impact on 

the identified tribal cultural resource. (Pub. Resources Code §21082.3 (b)).  
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7. Conclusion of Consultation:  Consultation with a tribe shall be considered concluded when either of the 

following occurs:  

a. The parties agree to measures to mitigate or avoid a significant effect, if a significant effect exists, on 

a tribal cultural resource; or  

b. A party, acting in good faith and after reasonable effort, concludes that mutual agreement cannot 

be reached.  (Pub. Resources Code §21080.3.2 (b)).  

  

8. Recommending Mitigation Measures Agreed Upon in Consultation in the Environmental Document:  Any 

mitigation measures agreed upon in the consultation conducted pursuant to Public Resources Code §21080.3.2 

shall be recommended for inclusion in the environmental document and in an adopted mitigation monitoring 

and reporting program, if determined to avoid or lessen the impact pursuant to Public Resources Code §21082.3, 

subdivision (b), paragraph 2, and shall be fully enforceable.  (Pub. Resources Code §21082.3 (a)).  

  

9. Required Consideration of Feasible Mitigation:  If mitigation measures recommended by the staff of the lead 

agency as a result of the consultation process are not included in the environmental document or if there are no 

agreed upon mitigation measures at the conclusion of consultation, or if consultation does not occur, and if 

substantial evidence demonstrates that a project will cause a significant effect to a tribal cultural resource, the 

lead agency shall consider feasible mitigation pursuant to Public Resources Code §21084.3 (b). (Pub. Resources 

Code §21082.3 (e)).  

  

10. Examples of Mitigation Measures That, If Feasible, May Be Considered to Avoid or Minimize Significant Adverse 

Impacts to Tribal Cultural Resources:  

a. Avoidance and preservation of the resources in place, including, but not limited to:  

i. Planning and construction to avoid the resources and protect the cultural and natural 

context.  

ii. Planning greenspace, parks, or other open space, to incorporate the resources with culturally 

appropriate protection and management criteria.  

b. Treating the resource with culturally appropriate dignity, taking into account the tribal cultural values 

and meaning of the resource, including, but not limited to, the following:  

i. Protecting the cultural character and integrity of the resource.  

ii. Protecting the traditional use of the resource.  

iii. Protecting the confidentiality of the resource.  

c. Permanent conservation easements or other interests in real property, with culturally appropriate 

management criteria for the purposes of preserving or utilizing the resources or places.  

d. Protecting the resource.  (Pub. Resource Code §21084.3 (b)).  

e. Please note that a federally recognized California Native American tribe or a non-federally 

recognized California Native American tribe that is on the contact list maintained by the NAHC to protect 

a California prehistoric, archaeological, cultural, spiritual, or ceremonial place may acquire and hold 

conservation easements if the conservation easement is voluntarily conveyed.  (Civ. Code §815.3 (c)).  

f. Please note that it is the policy of the state that Native American remains and associated grave 

artifacts shall be repatriated.  (Pub. Resources Code §5097.991).  

   

11. Prerequisites for Certifying an Environmental Impact Report or Adopting a Mitigated Negative Declaration or 

Negative Declaration with a Significant Impact on an Identified Tribal Cultural Resource:  An Environmental 

Impact Report may not be certified, nor may a mitigated negative declaration or a negative declaration be 

adopted unless one of the following occurs:  

a. The consultation process between the tribes and the lead agency has occurred as provided in Public 

Resources Code §21080.3.1 and §21080.3.2 and concluded pursuant to Public Resources Code 

§21080.3.2.  

b. The tribe that requested consultation failed to provide comments to the lead agency or otherwise 

failed to engage in the consultation process.  

c. The lead agency provided notice of the project to the tribe in compliance with Public Resources 

Code §21080.3.1 (d) and the tribe failed to request consultation within 30 days.  (Pub. Resources Code 

§21082.3 (d)).  

  

The NAHC’s PowerPoint presentation titled, “Tribal Consultation Under AB 52:  Requirements and Best Practices” may 

be found online at: http://nahc.ca.gov/wp-content/uploads/2015/10/AB52TribalConsultation_CalEPAPDF.pdf  

http://nahc.ca.gov/wp-content/uploads/2015/10/AB52TribalConsultation_CalEPAPDF.pdf
http://nahc.ca.gov/wp-content/uploads/2015/10/AB52TribalConsultation_CalEPAPDF.pdf
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SB 18  

  

SB 18 applies to local governments and requires local governments to contact, provide notice to, refer plans to, and 

consult with tribes prior to the adoption or amendment of a general plan or a specific plan, or the designation of 

open space. (Gov. Code §65352.3).  Local governments should consult the Governor’s Office of Planning and 

Research’s “Tribal Consultation Guidelines,” which can be found online at: 

https://www.opr.ca.gov/docs/09_14_05_Updated_Guidelines_922.pdf.  

  

Some of SB 18’s provisions include:  

  

1. Tribal Consultation:  If a local government considers a proposal to adopt or amend a general plan or a 

specific plan, or to designate open space it is required to contact the appropriate tribes identified by the NAHC 

by requesting a “Tribal Consultation List.” If a tribe, once contacted, requests consultation the local government 

must consult with the tribe on the plan proposal.  A tribe has 90 days from the date of receipt of notification to 

request consultation unless a shorter timeframe has been agreed to by the tribe.  (Gov. Code §65352.3  

(a)(2)).  

2. No Statutory Time Limit on SB 18 Tribal Consultation.  There is no statutory time limit on SB 18 tribal consultation.  

3. Confidentiality:  Consistent with the guidelines developed and adopted by the Office of Planning and 

Research pursuant to Gov. Code §65040.2, the city or county shall protect the confidentiality of the information 

concerning the specific identity, location, character, and use of places, features and objects described in Public 

Resources Code §5097.9 and §5097.993 that are within the city’s or county’s jurisdiction.  (Gov. Code §65352.3 

(b)).  

4. Conclusion of SB 18 Tribal Consultation:  Consultation should be concluded at the point in which:  

a. The parties to the consultation come to a mutual agreement concerning the appropriate measures 

for preservation or mitigation; or  

b. Either the local government or the tribe, acting in good faith and after reasonable effort, concludes 

that mutual agreement cannot be reached concerning the appropriate measures of preservation or 

mitigation. (Tribal Consultation Guidelines, Governor’s Office of Planning and Research (2005) at p. 18).  

  

Agencies should be aware that neither AB 52 nor SB 18 precludes agencies from initiating tribal consultation with 

tribes that are traditionally and culturally affiliated with their jurisdictions before the timeframes provided in AB 52 and 

SB 18.  For that reason, we urge you to continue to request Native American Tribal Contact Lists and “Sacred Lands 

File” searches from the NAHC.  The request forms can be found online at: http://nahc.ca.gov/resources/forms/.  

  

NAHC Recommendations for Cultural Resources Assessments  

  

To adequately assess the existence and significance of tribal cultural resources and plan for avoidance, preservation 

in place, or barring both, mitigation of project-related impacts to tribal cultural resources, the NAHC recommends 

the following actions:  

  

1. Contact the appropriate regional California Historical Research Information System (CHRIS) Center 

(https://ohp.parks.ca.gov/?page_id=30331) for an archaeological records search.  The records search will 

determine:  

a. If part or all of the APE has been previously surveyed for cultural resources.  

b. If any known cultural resources have already been recorded on or adjacent to the APE.  

c. If the probability is low, moderate, or high that cultural resources are located in the APE.  

d. If a survey is required to determine whether previously unrecorded cultural resources are present.  

  

2. If an archaeological inventory survey is required, the final stage is the preparation of a professional report 

detailing the findings and recommendations of the records search and field survey.  

a. The final report containing site forms, site significance, and mitigation measures should be submitted 

immediately to the planning department.  All information regarding site locations, Native American 

human remains, and associated funerary objects should be in a separate confidential addendum and 

not be made available for public disclosure.  

b. The final written report should be submitted within 3 months after work has been completed to the 

appropriate regional CHRIS center.  

https://www.opr.ca.gov/docs/09_14_05_Updated_Guidelines_922.pdf
http://nahc.ca.gov/resources/forms/
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3. Contact the NAHC for: 

a. A Sacred Lands File search.  Remember that tribes do not always record their sacred sites in the 

Sacred Lands File, nor are they required to do so.  A Sacred Lands File search is not a substitute for 

consultation with tribes that are traditionally and culturally affiliated with the geographic area of the 

project’s APE. 

b. A Native American Tribal Consultation List of appropriate tribes for consultation concerning the 

project site and to assist in planning for avoidance, preservation in place, or, failing both, mitigation 

measures. 

4. Remember that the lack of surface evidence of archaeological resources (including tribal cultural resources) 

does not preclude their subsurface existence. 

a. Lead agencies should include in their mitigation and monitoring reporting program plan provisions for 

the identification and evaluation of inadvertently discovered archaeological resources per Cal. Code 

Regs., tit. 14, §15064.5(f) (CEQA Guidelines §15064.5(f)).  In areas of identified archaeological sensitivity, a 

certified archaeologist and a culturally affiliated Native American with knowledge of cultural resources 

should monitor all ground-disturbing activities. 

b. Lead agencies should include in their mitigation and monitoring reporting program plans provisions 

for the disposition of recovered cultural items that are not burial associated in consultation with culturally 

affiliated Native Americans. 

c. Lead agencies should include in their mitigation and monitoring reporting program plans provisions 

for the treatment and disposition of inadvertently discovered Native American human remains.  Health 

and Safety Code §7050.5, Public Resources Code §5097.98, and Cal. Code Regs., tit. 14, §15064.5, 

subdivisions (d) and (e) (CEQA Guidelines §15064.5, subds. (d) and (e)) address the processes to be 

followed in the event of an inadvertent discovery of any Native American human remains and 

associated grave goods in a location other than a dedicated cemetery. 

If you have any questions or need additional information, please contact me at my email address: 

Andrew.Green@NAHC.ca.gov.   

 

Sincerely,  

 

 

 

 

Andrew Green 
Cultural Resources Analyst 

 

 cc: State Clearinghouse  

 

 

mailto:Andrew.Green@NAHC.ca.gov


May 5, 2025 

Attn: Alicia Velasco, Planning Director 
City of Cypress 
5275 Orange Avenue,  
Cypress, CA 90630 

Subject: NCL25-0002 – Notice of Preparation of a Draft Environmental Impact Report for the 
Specific Plan 3.0 Buildout Project 

Dear Ms. Alicia Velasco, 

The County of Orange (County) has reviewed the Notice of Preparation (NOP) of a Draft 
Environmental Impact Report (DEIR) for the Specific Plan 3.0 Buildout Project (Project). The 
County has no comments regarding the NOP for the DEIR. Please continue to keep the County on 
the distribution list for future notifications related to the Project. 

If you have any questions, please contact me at (714) 667-1614 in OCPW Development Services. 

Sincerely,  

Virginia Gomez, Senior Planner 
OC Public Works /OC Development Services 
601 North Ross Street  
Santa Ana, California 92701 
Virginia.Gomez@ocpw.ocgov.com 

cc: Cindy Salazar, Planning Division Manager, OC Development Services 

Docusign Envelope ID: 3E25E88D-9993-48C2-93A4-4AE9A5BE045B

mailto:Virginia.Gomez@ocpw.ocgov.com
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May 5, 2025 

Alicia Velasco, Planning Director 
City of Cypress, Community Development Department 
5275 Orange Avenue 
Cypress, CA 90630 
Phone: (714) 229-6720 
E-mail: avelasco@cypressca.org  
 

Subject: SCAG Comments on the Notice of Preparation of a Draft Environmental Impact 
Report for the Specific Plan 3.0 Buildout [SCAG NO. IGR11198] 
 

Dear Alicia: 
 

Thank you for submitting the Notice of Preparation of a Draft Environmental Impact 
Report for the Specific Plan 3.0 Buildout (“proposed project”) to the Southern California 
Association of Governments (SCAG) for review.  SCAG is responsible for providing 
informational resources to regionally significant plans, projects, and programs per the 
California Environmental Quality Act (CEQA) to facilitate the consistency of these 
projects with SCAG’s adopted regional plans, to be determined by the lead agencies.1    
 

Pursuant to Senate Bill (SB) 375, SCAG is the designated Regional Transportation 
Planning Agency under state law and is responsible for preparation of the Regional 
Transportation Plan (RTP), including the Sustainable Communities Strategy (SCS).  
SCAG’s feedback is intended to assist local jurisdictions and project proponents to 
implement projects that have the potential to contribute to attainment of and 
alignment with adopted Regional Transportation Plan/Sustainable Communities 
Strategy (RTP/SCS) goals and policies.  Finally, SCAG is the authorized regional agency 
for Intergovernmental Review (IGR) of programs proposed for Federal financial 
assistance and direct Federal development activities, pursuant to Presidential Executive 
Order 12372.   
 

SCAG staff has reviewed the Notice of Preparation of a Draft Environmental Impact 
Report for the Specific Plan 3.0 Buildout in Orange County. The proposed project 
includes construction of 1,791 residential units, 480,000 square feet of non-residential 
use, and related improvements on 134 acres. 
 

When available, please email environmental documentation to IGR@scag.ca.gov 
providing, at a minimum, the full public comment period for review.  
 

If you have any questions regarding the attached comments, please contact the IGR 
Program, attn.: Ryan Bañuelos, Associate Regional Planner, at (213) 630-1532 or 
IGR@scag.ca.gov.  Thank you.  

Sincerely,  

Sarah Dominguez 
Manager, Planning Strategy Department  

 
1 Local jurisdictions and other lead agencies shall have the sole discretion to determine a local project’s or 
plan’s consistency and/or alignment with Connect SoCal 2024 for the purpose of determining consistency for 
CEQA purposes.   

mailto:avelasco@cypressca.org
mailto:IGR@scag.ca.gov
mailto:au@scag.ca.gov
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COMMENTS ON THE NOTICE OF PREPARATION OF A  
DRAFT ENVIRONMENTAL IMPACT REPORT FOR THE 
SPECIFIC PLAN 3.0 BUILDOUT [SCAG NO. IGR11198] 

 
CONNECT SOCAL 2024 
Connect SoCal 2024 (Plan) is a long-range visioning plan for the six-county SCAG region, reflecting a continuation of 
the shift towards more efficient resource management including transportation infrastructure resources, land 
resources and environmental resources. The Plan highlights the existing land use and transportation conditions 
throughout the SCAG region and forecasts the region’s evolving transportation needs between 2024 and 2050. The 
Plan identifies and prioritizes expenditures of the anticipated funding for transportation projects of all transportation 
modes: highways, streets and roads, transit, rail, bicycle, and pedestrian, as well as aviation ground access.  
 
The Plan was developed to achieve greenhouse gas (GHG) per capita emission reduction targets, consistent with 
Senate Bill (SB) 375 and other regional goals. In accordance with federal fiscal constraint requirements, Connect 
SoCal 2024 is a financially constrained Plan in terms of transportation revenues and expenditures. Connect SoCal 
2024 would reduce traffic congestion, improve air quality, and improve the region’s long-term economic viability 
through more than $751 billion in transportation investments and a more sustainable regional development pattern. 
To view Connect SoCal 2024 and the accompanying technical reports, please visit the Connect SoCal 2024 webpage.  
 
Connect SoCal 2024 Vision and Goals 
The SCAG Regional Council fully adopted the Plan on April 4, 2024. Connect SoCal 2024 represents the vision for the 
region and reflects the planned transportation investments, policies, and strategies that integrate with the Forecasted 
Regional Development Pattern to achieve the Plan’s goals. The Vision and Goals for Connect SoCal 2024 are rooted in 
the direction set forth by Connect SoCal 2020, reflecting both SCAG’s statutory requirements, the emerging trends, and 
persistent challenges facing the region. Reflecting input from engagement with stakeholders and members of the public, 
SCAG’s vision for Southern California in the year 2050 is “A healthy, prosperous, accessible and connected region for a 
more resilient and equitable future.” The following goals and subgoals helps the SCAG region to achieve this vision. 
 
Mobility: Build and maintain an integrated multimodal transportation network 
 Support investments that are well-maintained and operated, coordinated, resilient and result in improved 

safety, improved air quality and minimized greenhouse gas emissions 
 Ensure that reliable, accessible, affordable and appealing travel options are readily available, while striving to 

enhance equity in the offerings in high-need communities 
 Support planning for people of all ages, abilities and backgrounds  
Communities: Develop, connect and sustain communities that are livable and thriving 
 Create human-centered communities in urban, suburban and rural settings to increase mobility options and 

reduce travel distances 
 Produce and preserve diverse housing types in an effort to improve affordability, accessibility and opportunities 

for all households 
Environment: Create a healthy region for the people of today and tomorrow 
 Develop communities that are resilient and can mitigate, adapt to and respond to chronic and acute stresses 

and disruptions, such as climate change 
 Integrate the region’s development pattern and transportation network to improve air quality, reduce 

greenhouse gas emissions and enable more sustainable use of energy and water 
 Conserve the region’s resources 
Economy: Support a sustainable, efficient and productive regional economic environment that provides 
opportunities for all residents 
 Improve access to jobs and educational resources 
 Advance a resilient and efficient goods movement system that supports the economic vitality of the region, 

attainment of clean air and quality of life for our communities 

https://scag.ca.gov/connect-socal
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For ease of review, SCAG staff encourages the use of a side-by-side comparison of SCAG goals with discussions of 
the consistency, non-consistency, or non-applicability of the goals and supportive analysis in a table format.  
Suggested format is as follows: 

SCAG CONNECT SOCAL 2024 GOALS AND SUBGOALS 

Goal/Subgoal Analysis 
Mobility Goal: Build and maintain an integrated multimodal 

transportation network 
Consistent: Statement as to why; Not-Consistent: 
Statement as to why; or Not Applicable: Statement as 
to why; DEIR page number reference 

Mobility Subgoal: Support investments that are well-maintained 
and operated, coordinated, resilient and result 
in improved safety, improved air quality and 
minimized greenhouse gas emissions  

Consistent: Statement as to why; Not-Consistent: 
Statement as to why; or Not Applicable: Statement as 
to why; DEIR page number reference 

etc.  etc. 
 
Connect SoCal 2024 Key Elements 
Unique to this plan cycle, SCAG developed a set of Regional Planning Policies and Implementation Strategies to guide 
decision-making in the region toward integrated land use and transportation planning and other goals in Connect 
SoCal 2024. Eighty-eight Regional Planning Policies provide guidance for integrating land use and transportation 
planning to realize the vision of Connect SoCal 2024. The Implementation Strategies help the region to achieve this 
vision for the future and are priorities for SCAG efforts in fulfilling or going beyond the Regional Planning Policies. 
The Regional Planning Policies and Implementation Strategies were developed to achieve California’s greenhouse 
gas emission reduction goals as set forth in SB 375 and federal Clean Air Act Section 176(c) requirements for 
transportation conformity while meeting the broader regional objectives, such as improved equity and resilience in 
addition to preservation of natural lands, improvement of public health, increased roadway safety, support for the 
region’s vital goods movement industries and more efficient use of resources. The Plan also includes a detailed 
project list; strategic investments to bridge local plans with overarching regional performance targets and goals; a 
growth forecast and regional development pattern based on population, household and employment growth 
projections by 2050; and a transportation network including a list of transportation projects and investments.   
 
Connect SoCal 2024 presents a summary of that work in five chapters of the Main Plan with additional details on 
Plan elements and analysis in the Plan’s accompanying 15 Technical Reports. Connect SoCal 2024 builds upon the 
progress from previous RTP/SCS cycles, reflecting both SCAG’s statutory requirements, the emerging trends, and 
persistent challenges facing the region. These policies offer a resource by which County Transportation Commissions 
(CTCs) or local jurisdictions within the SCAG region, when seeking resources from state or federal programs, can 
refer to specific policies to demonstrate alignment with the RTP/SCS. 
 
Regional Growth Forecast and Forecasted Regional Development Pattern  
As part of developing a Sustainable Communities Strategy per SB 375, SCAG must include a “forecasted development 
pattern for the region, which, when integrated with the transportation network and other transportation measures 
and policies …” enables SCAG to reach its per capita GHG emission reduction target of 19 percent below 2005 levels 
by 2035. SCAG staff prepared a Forecasted Regional Development Pattern for Connect SoCal 2024 through 2050, the 
horizon year of the Plan. The regional growth forecast determines the projected increase in population, households, 
and jobs based on local general plans and known development entitlement agreements, including available data 
from 6th cycle housing element updates. The Connect SoCal 2024 Demographic and Growth Forecast Technical 
Report includes detailed discussions on socioeconomic data, including additional detail on the growth forecast, 
growth vision, and Sustainable Communities Strategy (SCS) consistency in Section of the Technical Report. The 
Connect SoCal 2024 Land Use and Communities Technical Report includes the most recent planning assumptions 
and estimates of population and housing.  
 
 

https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-demographics-growth-forecast-final-040424.pdf
https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-demographics-growth-forecast-final-040424.pdf
https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-landuse-communities-final-040424.pdf
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SCAG’s work helps facilitate implementation, but SCAG does not directly implement or construct projects or have 
land use authority. Achieving a sustained regional outcome depends upon informed and intentional local action. To 
access jurisdictional level growth estimates and forecasts for years 2035 and 2050, please refer to the Final Connect 
SoCal 2024 growth forecast data. The growth forecasts for the region and the applicable jurisdiction is below. 
 

 Adopted SCAG Region Growth Forecasts City of Cypress Growth Forecasts 

 Year 2019 Year 2030 Year 2035 Year 2050 Year 2019 Year 2035 Year 2050 
Population 18,827,000 19,476,000 19,946,000 20,909,000 50,200 51,400 56,200 
Households 6,193,000  7,006,000 7,311,000 7,814,000 16,400 18,400 20,300 
Employment 8,976,000  9,609,000 9,885,000 10,276,000 26,100 27,700 28,100 

 
Consistency with Connect SoCal 2024 
SCAG provides informational resources to facilitate the lead agency’s consistency determination of the proposed project 
with Connect SoCal 2024.  For the purpose of determining consistency with CEQA, local jurisdictions shall have the sole 
discretion to determine a local project’s or plan’s consistency and/or alignment with Connect SoCal 20242. 
 
CEQA MITIGATION MEASURES 
The SCAG Regional Council certified the Final Program Environmental Impact Report for Connect SoCal 2024 (2024 
PEIR) and adopted the Mitigation Monitoring and Reporting Program (MMRP), Findings of Fact, and a Statement of 
Overriding Considerations on April 4, 2024. The mitigation approach used in the 2024 PEIR recognizes the limits of 
SCAG’s authority; distinguishes between SCAG commitments and project-level responsibilities and authorities; 
optimizes flexibility for project implementation; and facilitates CEQA streamlining (e.g., SB 375) and tiering where 
appropriate on a project-by project basis determined by each lead agency. Consistent with the approach, the 2024 
PEIR identifies regional-level mitigation measures to be implemented by SCAG over the lifetime of the Plan as well 
as project-level mitigation measures that lead agencies can and should consider, as applicable and feasible, in 
subsequent project-specific design, CEQA review, and decision-making processes. Given that SCAG is not an 
implementing agency and has no decision-making authority over projects or any land use authority, it is ultimately 
up to each lead agency’s own discretion to determine the appropriateness of mitigation measures, including 
exploring opportunities of voluntary regional advance mitigation programs, based on project-specific circumstances 
such as individual site conditions, project specific details, and community values. Therefore, SCAG staff recommends 
that the proposed project’s CEQA lead agency review the 2024 PEIR for guidance, as appropriate.   
 

 

 
2 SCAG. April 2024. Connect SoCal 2024 Demographic and Growth Forecast Technical Report. Accessible at: 
https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-demographics-growth-forecast-final-040424.pdf  

https://scag.ca.gov/sites/main/files/file-attachments/scag2024-frtp-sed.xlsx
https://scag.ca.gov/sites/main/files/file-attachments/scag2024-frtp-sed.xlsx
https://scag.ca.gov/peir
https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-demographics-growth-forecast-final-040424.pdf
https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-demographics-growth-forecast-final-040424.pdf


 
 
SENT VIA E-MAIL:  04/23/2025 

avelasco@cypressca.org  

Alicia Velasco, Planning Director 

City of Cypress 

5275 Orange Avenue 

Cypress, CA 90630 

 

Notice of Preparation of a Draft Environmental Impact Report for the  

Specific Plan 3.0 Buildout Project (Proposed Project) 

(SCH No.: 2025040377) 

 

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

comment on the above-mentioned document. Our comments are recommendations on the analysis of 

potential air quality impacts from the Proposed Project that should be included in the Draft Environmental 

Impact Report (EIR). Please send a copy of the Draft EIR upon its completion and public release directly 

to South Coast AQMD, as copies of the Draft EIR submitted to the State Clearinghouse are not 

forwarded. In addition, please send all appendices and technical documents related to the air 

quality, health risk, and greenhouse gas analyses (electronic versions of all emission calculation 

spreadsheets, air quality modeling, and health risk assessment input and output files, not PDF 

files). Any delays in providing all supporting documentation for our review will require additional 

review time beyond the end of the comment period. 

 

CEQA Air Quality Analysis 

The Lead Agency is recommended to rely on the guidance provided in the South Coast AQMD’s CEQA 

Air Quality Handbook and website1 when preparing the air quality and greenhouse gas analyses. It is also 

recommended that the Lead Agency use the California Air Pollution Control Officers Association’s 

California Emissions Estimator Model (CalEEMod)2 software, to quantify emissions of air pollutants 

from typical land use development project.  

 

In addition, the South Coast AQMD has adopted regional air quality significance thresholds3 as well as 

localized significance thresholds (LST). 4  If the Lead Agency has not adopted its own significance 

thresholds, the Lead Agency is recommended to rely on South Coast AQMD’s adopted thresholds for 

determining whether the Proposed Project’s air quality and greenhouse gas impacts are significant. It is 

important to note that the localized analysis can be conducted by either using the LST screening tables or 

performing air dispersion modeling.  

 

The Lead Agency should identify any potential adverse air quality and greenhouse gas impacts that could 

occur from all phases of the Proposed Project and all air pollutant sources related to the Proposed Project. 

Air quality and greenhouse gas impacts from both construction (including demolition, if any) and 

operations should be calculated. Construction-related air quality impacts typically include, but are not 

 
1  South Coast AQMD’s CEQA Air Quality Handbook and other resources for preparing air quality analyses can be found at: 

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook. 
2  CalEEMod is available free of charge at: www.caleemod.com. 
3  South Coast AQMD’s air quality significance thresholds can be found at: https://www.aqmd.gov/docs/default-

source/ceqa/handbook/south-coast-aqmd-air-quality-significance-thresholds.pdf 
4  South Coast AQMD’s guidance for performing a localized air quality analysis can be found at: 

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

mailto:avelasco@cypressca.org
http://www.aqmd.gov/home/‌rules-compliance/ceqa/air-quality-analysis-handbook
http://www.caleemod.com/
https://www.aqmd.gov/docs/default-source/ceqa/handbook/south-coast-aqmd-air-quality-significance-thresholds.pdf
https://www.aqmd.gov/docs/default-source/ceqa/handbook/south-coast-aqmd-air-quality-significance-thresholds.pdf
http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-thresholds
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limited to, emissions from the use of heavy-duty equipment from grading, earth-loading/unloading, 

paving, architectural coatings, off-road mobile sources (e.g., heavy-duty construction equipment) and on-

road mobile sources (e.g., construction worker vehicle trips, material transport trips, and hauling trips). 

Operation-related air quality and greenhouse gas impacts may include, but are not limited to, emissions 

from stationary sources (e.g., boilers and air pollution control devices), area sources (e.g., solvents and 

coatings), and vehicular trips (e.g., on- and off-road tailpipe emissions and entrained dust). Air quality 

and greenhouse gas impacts from indirect sources, such as sources that generate or attract vehicular trips, 

should be included in the analysis. Furthermore, if the Lead Agency elects to rely on South Coast 

AQMD’s air quality significance thresholds, the emissions from the overlapping construction and 

operational activities should be combined and compared to South Coast AQMD’s air quality significance 

thresholds for operation to determine the level of significance. 

 

Also, if the implementation of the Proposed Project would require the use of new stationary and portable 

sources, including but not limited to emergency generators, fire water pumps, boilers, etc., one or more air 

permits from South Coast AQMD will be required, and the role of South Coast AQMD would change 

from a Commenting Agency to a Responsible Agency under CEQA. The assumptions in the air quality 

analysis in the EIR will be the basis for evaluating the air permit(s) under CEQA and imposing permit 

conditions and limits. Questions about air permit requirements should be directed to South Coast 

AQMD’s Engineering and Permitting staff at (909) 396-3385.  

 

In addition, if air permits are required and the South Coast AQMD is identified as a Responsible Agency 

in the EIR, per CEQA Guidelines Section 15086, the Lead Agency is required to consult with the South 

Coast AQMD. CEQA Guidelines Section 15096 sets forth specific procedures for a Responsible Agency, 

including making a decision on the adequacy of the CEQA document for use as part of evaluating the 

applications for air permits. For these reasons, the EIR should include a discussion about any new 

stationary and portable equipment requiring South Coast AQMD air permits and identify South Coast 

AQMD as a Responsible Agency for the Proposed Project, if applicable. 

 

Mitigation Measures 

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

that all feasible mitigation measures that go beyond what is required by law be utilized to minimize these 

impacts. Any impacts resulting from mitigation measures must also be analyzed. Several resources to 

assist the Lead Agency with identifying potential mitigation measures for the Proposed Project include 

South Coast AQMD’s CEQA Air Quality Handbook,5 South Coast AQMD’s Mitigation Monitoring and 

Reporting Plan for the 2022 Air Quality Management Plan,6 and Southern California Association of 

Government’s Mitigation Monitoring and Reporting Plan for the 2020-2045 Regional Transportation 

Plan/Sustainable Communities Strategy.7 

 

Health Risk Reduction Strategies  

Many strategies are available to reduce exposures, including, but not limited to, building filtration 

systems with MERV 13 or better, or in some cases, MERV 15 or better is recommended; building design, 

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

capable of reducing exposures. However, enhanced filtration systems have limitations. For example, in a 

 
5 South Coast AQMD’s CEQA Air Quality Handbook can be found at: https://www.aqmd.gov/home/rules-compliance/ceqa/air-

quality-analysis-handbook 
6 South Coast AQMD’s 2022 Air Quality Management Plan can be found at: http://www.aqmd.gov/home/air-quality/clean-air-

plans/air-quality-mgt-plan (Chapter 4 - Control Strategy and Implementation).  
7 Southern California Association of Governments’ 2020-2045 RTP/SCS can be found at: 

https://www.connectsocal.org/Documents/PEIR/certified/Exhibit-A_ConnectSoCal_PEIR.pdf.   

https://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook
https://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook
http://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan
http://www.aqmd.gov/home/air-quality/clean-air-plans/air-quality-mgt-plan
https://www.connectsocal.org/Documents/PEIR/certified/Exhibit-A_ConnectSoCal_PEIR.pdf
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study that the South Coast AQMD conducted to investigate filters,8 a cost burden is expected to be within 

the range of $120 to $240 per year to replace each filter panel. The initial start-up cost could substantially 

increase if an HVAC system needs to be installed and if standalone filter units are required. Installation 

costs may vary and include costs for conducting site assessments and obtaining permits and approvals 

before filters can be installed. Other costs may include filter life monitoring, annual maintenance, and 

training for conducting maintenance and reporting. In addition, because the filters would not have any 

effectiveness unless the HVAC system is running, there may be increased energy consumption that the 

Lead Agency should evaluate in the Draft EIR. It is typically assumed that the filters operate 100 percent 

of the time while residents are indoors, and the environmental analysis does not generally account for the 

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

These filters have no ability to filter out any toxic gases. Furthermore, when used filters are replaced, 

replacement has the potential to result in emissions from the transportation of used filters to disposal sites 

and generate solid waste that the Lead Agency should evaluate in the Draft EIR. Therefore, the presumed 

effectiveness and feasibility of any filtration units should be carefully evaluated in more detail prior to 

assuming that they will sufficiently alleviate exposures to diesel particulate matter emissions. 

 

South Coast AQMD staff are available to work with the Lead Agency to ensure that air quality, 

greenhouse gas, and health risk impacts from the Proposed Project are accurately evaluated and mitigated 

where feasible. If you have any questions regarding this letter, please contact Danica Nguyen, Air Quality 

Specialist at dnguyen1@aqmd.gov. 

 

Sincerely, 

Sam Wang 
Sam Wang 

Program Supervisor, CEQA IGR 

Planning, Rule Development & Implementation 

 

SW:DN 

LAC250407-02 

Control Number 

 
8 This study evaluated filters rated MERV 13 or better. Accessed at: http://www.aqmd.gov/docs/default-

source/ceqa/handbook/aqmdpilotstudyfinalreport.pdf. Also see 2012 Peer Review Journal article by South Coast AQMD:  

https://onlinelibrary.wiley.com/doi/10.1111/ina.12013.  

mailto:dnguyen1@aqmd.gov
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