
This page intentionally left blank 





SPECIFIC PLAN 3.0 BUI LOO UT PROJECT 
CYPRESS, CALIFORNIA 

DRAFT ENVIRONMENTAL IMPACT REPORT 
MARCH 2026 

Table 2.A: Notice of Preparation Agency Comments Received 

Agency/ 
Organization/ 

Individual 
Date 

Native American April 8, 2025 
Heritage 
Commission 
(NAHC) 
South Coast Air April 23, 2025 
Quality 
Management 
District 
(SCAQMD) 

Southern May 5, 2025 
California 
Association of 
Governments 
(SCAG) 
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Comments 
Addressed in 

Section(s) of the 
EIR 

The NAHC outlined the City's tribal consultation Tribal Cultural 
requirements under Assembly Bill 52. Resources 

SCAQMD raised concerns regarding potential air quality 
impacts, greenhouse gas emissions, and health risks 
associated with the Specific Plan 3.0 Buildout Project. 
SCAQMD recommends that the City rely on the SCAQMD's 
CEQA Air Quality Handbook and use California Emissions 
Estimator Model (CalEEMod) to quantify emissions, applying 
both regional air quality significance thresholds and localized 
significance thresholds (LSTs). SCAQMD requests that the 
Draft EIR evaluate all phases of construction and operation, 
including overlapping activities, indirect sources (e.g., vehicle 
trips), and identify any new stationary or portable 
equipment that would require SCAQMD permits, recognizing 
the agency as a Responsible Agency if applicable. SCAQMD 
emphasizes that if significant adverse impacts are identified, 
all feasible mitigation measures that go beyond existing legal 
requirements must be implemented, referencing resources 
such as the 2022 Air Quality Management Plan Mitigation 
Monitoring and Reporting Plan. SCAQMD further 
recommends evaluating health risk reduction strategies, 
such as using enhanced air filtration systems rated MERV 13 
(Minimum Efficiency Reporting Value) or better, and 
requests that the Draft EIR analyze related secondary 
impacts including increased energy consumption, 
maintenance, waste generation, and potential limitations in 
filtration effectiveness. 
SCAG recommends that the City of Cypress evaluate the 
project's alignment with the Connect SoCal 2024 Regional 
Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS), which outlines goals to reduce greenhouse gas 
emissions, improve regional air quality, and support an 
integrated multimodal transportation network. SCAG 
emphasizes the use of its growth forecasts for population, 
housing, and employment in assessing potential impacts and 
planning infrastructure accordingly. 

Although SCAG does not implement or approve projects, it 
advises the City to consult the Connect SoCal 2024 Program 
Environmental Impact Report for guidance on identifying 
appropriate CEQA mitigation strategies. These may include 
measures to minimize emissions, reduce vehicle miles 
traveled, and enhance transportation efficiency. SCAG also 
highlights that achieving regional sustainability goals 
depends on local agency action and encourages the use of a 
side-by-side consistency analysis comparing project features 
with RTP/SCS goals. 

Air Quality and 
Greenhouse Gas 
Emissions 

Air Quality, 
Transportation 
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Table 2.A: Notice of Preparation Agency Comments Received 

Agency/ Addressed in 
Organization/ Date Comments Section(s) of the 

Individual EIR 
Orange County May 5, 2025 OCPW stated that it has no comments regarding the Notice Not applicable 
Public Works of Preparation (NOP) for the Draft EIR. 
(OCPW) 
City of Garden June 3, 2025 The City of Garden Grove requested that a Level of Service Transportation 
Grove1 (LOS) analysis be prepared for key intersections in the City of 

Garden Grove that may be impacted by project-related 
traffic. The City of Garden Grove also provided their Traffic 
Impact Analysis guidelines. 

Source = LSA (2026). 
Notes: All NOP response letters are included in Appendix A of this Draft EIR. 
1 The comment letter from the City of Garden Grove was received after the close of the NOP comment period. 

All comments received from agencies and individuals on this Draft EIR will be accepted during the 
public comment period, which will not be less than 45 days, in compliance with CEQA and the State 
CEQA Guidelines. All comments on this Draft EIR should be sent to the following City contact person: 

Alicia Velasco, Planning Director 
City of Cypress Community Development Department 
5275 Orange Avenue 
Cypress, CA 90630 
Email: avelasco@cypressca.org 

Following the closure of the public comment period, the City will prepare written responses to all 
written comments received during the public comment period and will compile these comments 
and responses, together with any text changes to this Draft EIR, into the Final EIR that includes all of 
the information required pursuant to State CEQA Guidelines Section 15132. The Final EIR will be 
provided to all public agencies that submitted comments on this Draft EIR at least 10 days prior to 
certification of the Final EIR. The Final EIR will consist of this Draft EIR or a revision of the draft; 
comments and recommendations received on this Draft EIR either verbatim or in summary; a list of 
persons, organizations, and public agencies commenting on this Draft EIR; the response of the City 
to significant environmental points raised in the review and consultation process and in comments 
submitted on this Draft EIR; and any other information added by the City. 

The City will determine findings regarding the extent and nature of the impacts as presented in the 
Final EIR. The Final EIR must be certified as complete by the City Council prior to making a decision 
on the requested entitlements for the proposed project. Public input is encouraged at all public 
hearings regarding the proposed project. 

2.3 SCOPE OF THIS DRAFT EIR 

As required by State CEQA Guidelines Section 15128, this Draft EIR must identify the effects of the 
proposed project that are determined to be significant. Consistent with Appendix G of the State 
CEQA Guidelines, this Draft EIR evaluates all environmental issue areas that may be affected by the 
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proposed project, including but not limited to aesthetics, agriculture and forestry resources, air 
quality, biological resources, cultural and tribal cultural resources, energy, geology and soils, 
greenhouse gas emissions, hazards and hazardous materials, hydrology and water quality, land use 
and planning, mineral resources, noise, population and housing, public services, recreation, 
transportation, utilities and service systems, and wildfire, as applicable. 

2.4 FORMAT OF THIS DRAFT EIR 

This Draft EIR contains the information and analysis required by CEQA and the State CEQA 
Guidelines, including Section 15122-15131, and is generally organized as follows: 

• Chapter 1.0: Executive Summary. Chapter 1.0 contains the Executive Summary of this Draft EIR, 
which lists all significant project impacts, feasible mitigation measures that have been 
recommended to reduce any significant impacts of the proposed project, and the level of 
significance of each impact following feasible mitigation. The summary is presented in a 
table format. 

• Chapter 2.0: Introduction. Chapter 2.0 contains a discussion of the purpose and intended use of 
this Draft EIR. 

• Chapter 3.0: Project Description. Chapter 3.0 includes a discussion of the proposed project, the 
Buildout Area and its existing environmental setting, overall project relationship to the Specific 
Plan, background and related planning documents, the project objectives, and discretionary 
actions, permits, and other approvals. 

• Chapter 4.0: Environmental Impact Analysis. Chapter 4.0 includes an analysis of the proposed 
project's environmental impacts. The environmental setting discussions describe the "existing 
conditions" of the environment within the Buildout Area as they pertain to the environmental 
issues being analyzed (State CEQA Guidelines Section 15125). 

2-6 

The impact discussions identify and focus on the potentially significant environmental effects of 
the proposed project. The direct and indirect effects of the proposed project on the 
environment are identified and described, giving due consideration to both the short-term and 
long-term effects, as necessary {State CEQA Guidelines Section 15126.2[a]) . 

Chapter 4.0 also includes within the analysis of each environmental topic a discussion of the 
cumulative effects of the proposed project when considered in combination with other projects 
causing related impacts, as required by State CEQA Guidelines Section 15130. The proposed 
project is the implementation of the Specific Plan and assumes the development of 1,791 
residential units and 440,000 square feet of non-residential uses within the Buildout Area. 

The discussions of mitigation measures identify and describe feasible measures that could 
minimize or lessen potentially significant impacts for each significant environmental effect 
identified in this Draft EIR (State CEQA Guidelines Section 15126[e]). The levels of significance 
before and after mitigation measures are recommended. Significant unavoidable adverse effects 
are identified where recommended feasible mitigation measures are not expected to reduce the 
effects to less than significant levels. 
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• Chapter 5.0: Alternatives to the Proposed Project. In accordance with CEQA, the alternatives 
discussion in Chapter 5.0 describes a reasonable range of alternatives that could feasibly attain 
the basic objectives of the proposed project and are capable of eliminating or substantially 
reducing any of the proposed project's significant unavoidable adverse environmental effects or 
reducing them to a less than significant level. The alternatives analyzed in Chapter 5.0 include 
three alternatives: (1) the No Project Alternative, (2) the Historic Preservation Alternative, and 
(3) the Reduced Development Alternative. 

• Chapter 6.0: Other CEQA Considerations. Chapter 6.0 contains discussions on the following 
topics as required by State CEQA Guidelines Section 15126: (1) growth-inducing impacts of the 
proposed project; and (2) whether there are any significant irreversible environmental changes 
caused by the proposed project, adverse environmental impacts associated with the proposed 
project for which either no mitigation or only partial mitigation is feasible. 

• Chapter 7.0: List of Preparers. Chapter 7.0 provides the organizations and persons contacted 
during preparation of this Draft EIR, the Draft EIR preparers and technical report authors, and 
other experts involved in the preparation of this Draft EIR. 

• Chapter 8.0: References. Chapter 8.0 provides the references cited in this Draft EIR. 

2.5 INCORPORATION BY REFERENCE 

An EIR may incorporate by reference all or portions of another document that is a matter of public 
record or is generally available to the public, consistent with State CEQA Guidelines Section 15150. 
Informational details from the documents that have been incorporated by reference are 
summarized in the appropriate sections of this Draft EIR, along with descriptions regarding how the 
public may review these documents. All documents are available for review at the City of Cypress, 
Community Development Department. These documents include, without limitation: 

• City of Cypress General Plan (available online at: https://www.cypressca.org/departments/ 
community-development/planning-division) 

• City of Cypress Municipal Code (available on line at: https://qcode.us/codes/cypress/) 

• Cypress Town Center and Commons Specific Plan 3.0 (available online at: https://www.cypress 
ca.org/home/showpublisheddocument/12927 /638720249212130000) 
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