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4.10.3.4 Groundwater

According to the California Department of Water Resources (DWR), the Buildout Area overlies the
Coastal Plain of the Orange County Groundwater Basin,'® which underlies a coastal alluvial plain in
the northwestern portion of Orange County. The basin is bound on the northwest and the north by
the Los Angeles-Orange County line, on the northeast by the Whittier Fault Zone and consolidated
rocks of the Puente Hills and Chino Hills, on the east by consolidated rocks of the Santa Ana
Mountains, on the south by consolidated rocks of the Laguna Hills and San Joaquin Hills, and on the
southwest by the Pacific Ocean. Groundwater recharge to the basin is derived from percolation of
Santa Ana River flow, infiltration of precipitation, and injection into wells.!! The Coastal Plain of the
Orange County Groundwater Basin has a surface area of 350 square miles, a storage capacity of
38,000,000 acre-feet.*?

For management purposes, groundwater basins are designated in the Santa Ana RWQCB’s Water
Quality Control Plan (Basin Plan) as Groundwater Management Zones. The Buildout Area is within
the Orange County Groundwater Management Zone in the Lower Santa Ana River Basin. The Orange
County Groundwater Management Zone is bounded to the north by the Chino Hills and Santa Ana
Mountains, to the east by State Route 55 (SR-55) and the Irvine Groundwater Management Zone, to
the south by the Pacific Ocean, and to the west by a low topographic divide approximated by the
Orange County/Los Angeles County line.*

According to the Geotechnical Investigation, groundwater within the Buildout Area has a historic
groundwater depth of less than 10 feet below ground surface. Exploratory borings conducted as
part of the field investigation indicated that groundwater currently ranges from approximately 5 to
12.5 feet below ground surface.

4.10.3.5 Groundwater Quality

Groundwater in the Coastal Plain of the Orange County Groundwater Basin is primarily sodium-
calcium bicarbonate based. In general, groundwater total dissolved solids (TDS) concentrations
range from 232 to 661 milligrams per liter (mg/L), with an average of 475 mg/L. Groundwater
impairments include salinity (from seawater intrusion), colored water (from natural organic
materials), high nitrates, and methyl tertiary butyl ether (MTBE).%*

10 california Department of Water Resources (DWR). n.d.-a. Basin Boundaries Data Viewer. Website:

https://www.arcgis.com/home/webmap/viewer.html?url=https://gis.water.ca.gov/arcgis/rest/services/G
eoscientific/i08_B118_CA_GroundwaterBasins/FeatureServer (accessed March 2026).
11 california Department of Water Resources (DWR). 2004. California’s Groundwater Bulletin 118. Coastal
Plains of Orange County Groundwater Basin. February 27.
12 bid.
13 Santa Ana Regional Water Quality Control Board (RWQCB). 1995a. Water Quality Control Plan (Basin Plan)
for the Santa Ana River Basin. January 24. Updated June 2019 to include approved amendments.
California Department of Water Resources (DWR). 2004. California’s Groundwater Bulletin 118. Coastal
Plains of Orange County Groundwater Basin. February 27.

14
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4.10.3.6 Flooding

According to the Federal Emergency Management Agency (FEMA) Federal Insurance Rate Map
(FIRM) No. 06059C0116J) (December 3, 2009), the Buildout Area is located within Zone X, which
corresponds to areas with a 0.2 percent annual chance flooding (500-year flood). This designation
indicates a very low likelihood of flooding within the Buildout Area.

The Buildout Area is downstream of several dams, including Prado Dam, located approximately
23 miles northwest of Cypress in Riverside County, and Carbon Canyon Dam, located approximately
14 miles away in the northeastern portion of the City of Brea. According to the City of Anaheim’s
Local Hazard Mitigation Plan,® which included a modeled dam-failure inundation map for these
dams, the Buildout Area is within the Prado Dam inundation zone, but not the Carbon Canyon Dam
inundation zone.’® Prado Dam is an earth-filled dam built in 1941 by the U.S. Army Corps of
Engineers (USACE) on the Santa Ana River near the City of Corona in Riverside County. It is the
primary flood control facility of the Santa Ana River watershed and its reservoir and related
recreation areas include an area of more than 11,500 acres.’

There are no large open bodies of water in the vicinity and the proposed project is therefore not at
risk of seiche inundation. The Buildout Area is approximately 5.7 miles northeast of the Pacific
Ocean and is outside the tsunami inundation zone. Although the levee inundation zone of Coyote
Creek/Carbon Creek is located west of the Buildout Area, the Buildout Area itself is not within this
inundation area.!®

4.10.3.7 Soil and Erosion Potential

According to the Natural Resources Conservation Service online soil survey, the soils mapped within
the Buildout Area include urban land-Metz-Pico complex, Bolsa silt loam, San Emigdio fine sandy
loam, and water. The Buildout Area is generally underlain by artificial fill, alluvial deposits, and
disturbed soils associated with existing development. Soils in the Buildout Area are typically well-
drained and moderately susceptible to erosion under existing conditions. Slopes within the site are
generally mild, and no steep or highly erodible areas are present. Due to the urbanized nature of the
site and the presence of impervious surfaces, existing soil erosion potential is low.

4.10.4 Regulatory Setting

The following section describes the federal, state, regional, and local regulatory framework
applicable to analyzing potential impacts related to hydrology and water quality from development
of the proposed project.

15 City of Anaheim. 2022. Local Hazard Mitigation Plan. May 18.

16 City of Anaheim. 2022. Be Ready Anaheim — Know the Hazards. May 18. Website: https://gis.anaheim.
net/portal/apps/experiencebuilder/experience/?id=18a98741d67f49ccb4021813182688be&page=Be-
Ready-Anaheim&views=Dam-Inundation (accessed March 2026).

17 City of Anaheim. 2022. Local Hazard Mitigation Plan. May 18.

18 California Department of Water Resources (DWR). n.d.-b. Flood Risk Map Web Viewer. Website:
https://gis.Ifpz.water.ca.gov/Ifpz/ (accessed March 2026).
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4,10.4.1 Federal Regulations

Clean Water Act. In 1972, the Federal Water Pollution Control Act (now referred to as the Clean
Water Act [CWA]) was amended to require that the discharge of pollutants into waters of the United
States from any point source be effectively prohibited unless the discharge is in compliance with a
National Pollutant Discharge Elimination System (NPDES) permit. In 1987, the CWA was again
amended to require that the USEPA establish regulations for the permitting of stormwater
discharges (as a point source) by municipal and industrial facilities and construction activities under
the NPDES permit program. The regulations require that Municipal Separate Storm Sewer System
(MS4) discharges to surface waters be regulated by an NPDES permit.

The CWA requires states to adopt water quality standards for water bodies and have those
standards approved by the USEPA. Water quality standards consist of designated beneficial uses for
a particular water body (e.g., wildlife habitat, agricultural supply, fishing), along with water quality
criteria necessary to support those uses. Water quality criteria are set concentrations or levels of
constituents (e.g., lead, suspended sediment, and fecal coliform bacteria) or narrative statements
that represent the quality of water that support a particular use. Because California had not
established a complete list of acceptable water quality criteria for toxic pollutants, the USEPA
Region 9 (Pacific Southwest) established numeric water quality criteria for toxic constituents in the
form of the California Toxics Rule (CTR).

When designated beneficial uses of a particular water body are being compromised by water
quality, Section 303(d) of the CWA requires identifying and listing that water body as impaired. Once
a water body has been deemed impaired, a Total Maximum Daily Load (TMDL) must be developed
for each impairing water quality constituent. A TMDL is an estimate of the total load of pollutants
from point, nonpoint, and natural sources that a water body may receive without exceeding
applicable water quality standards (often with a “factor of safety” included, which limits the total
load of pollutants to a level well below that which could cause the standard to be exceeded). Once
established, the TMDL is allocated among current and future dischargers into the water body.

Direct discharges of pollutants into waters of the United States are not allowed except in
accordance with the NPDES program established in Section 402 of the CWA.

Clean Water Act, Section 303, List of Impaired Water Bodies. The State Water Resources Control
Board (SWRCB), in compliance with Section 303(d) of the CWA, prepares a list of impaired and
threatened waters (e.g., stream/river segments, lakes). States are required to submit their list for
USEPA approval every two years. For each water body on the list, the SWRCB identifies the pollutant
causing the impairment, when known. In addition, the SWRCB assigns a priority for development of
TMDLs based on the severity of the pollution and the sensitivity of the uses for which the waters are
being used, among other factors.

In general, once a water body has been added to a state’s list of impaired waters, it remains on the
list until the state develops a TMDL and the USEPA approves it. USEPA reporting guidance provides
guidelines to keep track of a state’s water bodies, from listing as impaired to meeting water quality
standards. This tracking system contains a running account of all of the state’s water bodies and
categorizes each based on the attainment status, which was published as the 2024 California
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Integrated Report. The 2024 California Integrated Report was partially approved and partially
disapproved by the USEPA on December 13, 2024. The USEPA approved the majority of the 303(d)
list but identified 53 water body-pollutant combinations it is considering adding to the 303(d) list.
The 2024 California Integrated Report is the current integrated report except for the 53 water body-
pollutant combinations in review by the USEPA.*®

Clean Water Act, Section 402, National Pollutant Discharge Elimination System Permit Program.
Under Section 402 of the Clean Water Act, the discharge of pollutants through a point source into
waters of the United States is prohibited unless the discharge is in compliance with an NPDES
permit. The NPDES program regulates the discharge of pollutants from municipal and industrial
wastewater treatment plants and sewer collection systems, as well as stormwater discharges from
industrial facilities, municipalities, and construction sites. In California, implementation and
enforcement of the NPDES program is conducted through the SWRCB and the nine regional water
quality control boards. The regional water boards set standard conditions for each permittee in their
region, which includes effluent limitations and monitoring programs.

National Flood Insurance Act. Congress acted to reduce the costs of disaster relief by passing the
National Flood Insurance Act of 1968 and the Flood Disaster Protection Act of 1973. The intent of
these acts was to reduce the need for large, publicly funded flood control structures and disaster
relief efforts by restricting development in floodplains. FEMA administers the National Flood
Insurance Program (NFIP) to provide subsidized flood insurance to communities that comply with
FEMA regulations limiting development in a floodplain. FEMA issues FIRMs of communities
participating in the NFIP. These maps delineate flood hazard zones in the community. The City of
Cypress manages local stormdrain facilities, and the Orange County Flood Control District (OCFCD) is
responsible for regional flood control planning within Orange County.

4,10.4.2 State Regulations

Porter-Cologne Water Quality Control Act of 1970. The federal CWA places the primary
responsibility for the control of water pollution and planning the development and use of water
resources with the states, although it does establish certain guidelines for the states to follow in
developing their programs.

California’s primary statute governing water quality and water pollution is the Porter-Cologne Water
Quality Control Act of 1970 (Porter-Cologne Act). The Porter-Cologne Act grants the SWRCB and the
nine RWQCBs broad powers to protect water quality and is the primary vehicle for the
implementation of California’s responsibility under the federal CWA. The Porter-Cologne Act grants
the SWRCB and RWQCBs the authority and responsibility to adopt plans and policies, to regulate
discharges to surface water and groundwater, to regulate waste disposal sites, and to require
cleanup of discharges of hazardous materials and other pollutants. The Porter-Cologne Act also
establishes reporting requirements for unintended discharges of any hazardous substance, sewage,
oil, or petroleum product.

19 State Water Resources Control Board (SWRCB). 2024. 2024 California Integrated Report. Website:
https://www.waterboards.ca.gov/water_issues/programs/water_quality_assessment/2024-integrated-
report.html (accessed April 2025).
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Each RWQCB must formulate and adopt a water quality plan for its region. The regional plans are to
conform to the policies set forth in the Porter-Cologne Act and established by the SWRCB in its State
water policy. The Porter-Cologne Act also provides that an RWQCB may include in its region a
regional plan with water discharge prohibitions applicable to particular conditions, areas, or types of
waste. The City, including the Buildout Area, is within the jurisdictional boundaries of the Santa Ana
RWQCB (Region 8).

California Toxics Rule. As stated previously, because California had not established a complete list of
acceptable water quality criteria for toxic pollutants, USEPA Region 9 established numeric water
quality criteria for toxic constituents in the form of the CTR. The CTR provides water quality criteria
for certain potentially toxic compounds for inland surface waters, enclosed bays, estuaries, and
waters designated for human health or aquatic life uses. The CTR is often used by the RWQCBs when
establishing water quality objectives and TMDLs. Although the CTR criteria do not apply directly to
discharges of stormwater runoff, they are utilized as benchmarks for toxics in urban runoff. The CTR
is used as a benchmark to evaluate the potential ecological impacts of stormwater runoff to
receiving waters. The CTR establishes acute and chronic surface water quality standards for certain
water bodies. Acute criteria provide benchmarks for the highest permissible concentration below
which aquatic life can be exposed for short periods of time without deleterious effects. Chronic
criteria provide benchmarks for an extended period of time (i.e., 4 days or more) without
deleterious effects. The acute CTR criteria have a shorter relevant averaging period (less than
4 days) and provide a more appropriate benchmark for comparison of stormwater flows.

CTR criteria apply to the receiving water body and are calculated based on the probable hardness
values of the receiving waters. At higher hardness values for receiving waters, certain constituents
(including copper, lead, and zinc) are more likely to be complexed (bound with) components in the
water column. This in turn reduces the bioavailability and resulting in potential toxicity of these
metals.

General Construction Activity Storm Water Permit. The National Pollutant Discharge Elimination
System (NPDES) General Permit for Stormwater Discharges Associated with Construction and Land
Disturbance Activities, Order WQ 2022-0057-DWQ, NPDES No. CAS000002 (Construction General
Permit),?’ adopted by the SWRCB, regulates construction activity that includes clearing, grading, and
excavation resulting in soil disturbance of at least 1 acre of total land area.

To obtain coverage under the Construction General Permit, a future project applicant must
electronically file all permit registration documents with the SWRCB prior to the start of
construction. Permit registration documents must include a:

e Notice of Intent (NOI),
e Risk Assessment,

e Site map,

e SWPPP,

20 state Water Resources Control Board (SWRCB). 2022. National Pollutant Discharge Elimination System

(NPDES) General Permit for Storm Water Discharges Associated with Construction and Land Disturbance
Activities (General Permit), Order WQ 2022-0057-DWQ, NPDES No. CAS000002. Adopted September 8.
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e Annual fee, and
e Signed certification statement.

Activities subject to the Construction General Permit include clearing, grading, and disturbances to
the ground, such as grubbing or excavation. The permit also covers linear underground and
overhead projects, such as pipeline installations. Construction General Permit activities are
regulated at a local level by the RWQCB.

The Construction General Permit uses a risk-based permitting approach and mandates certain
requirements based on the project risk level (i.e., Level 1, Level 2, or Level 3). The project risk level is
based on the risk of sediment discharge and the receiving water risk. The sediment discharge risk
depends on the project location and timing (i.e., wet season versus dry season activities). The
receiving water risk depends on whether the project would discharge to a sediment-sensitive
receiving water. The determination of the project risk level would be made by the project Applicant
when the Notice of Intent is filed (and more details of the timing of the construction activity are
known).

The performance standard in the Construction General Permit is that dischargers shall minimize or
prevent pollutants in stormwater discharges and authorized non-stormwater discharges through the
use of controls, structures, and best management practices (BMPs) that achieve Best Available
Technology for treatment of toxic and non-conventional pollutants and Best Conventional
Technology for treatment of conventional pollutants. A SWPPP must be prepared by a Qualified
SWPPP Developer that meets the certification requirements in the Construction General Permit. The
purpose of the SWPPP is to (1) identify the sources of sediment and other pollutants that could
affect the quality of stormwater discharges and (2) describe and ensure the implementation of
BMPs to reduce or eliminate sediment and other pollutants in stormwater as well as non-
stormwater discharges resulting from construction activity. Operation of BMPs must be overseen by
a Qualified SWPPP Practitioner who meets the requirements outlined in the Construction General
Permit.

The SWPPP must also include a construction site monitoring program. Depending on the project risk
level, the monitoring program may include visual observations of Buildout Area discharges, water
quality monitoring of Buildout Area discharges (pH, turbidity, and non-visible pollutants, if
applicable), and receiving water monitoring (pH, turbidity, suspended sediment concentration, and
bioassessment).

The Construction General Permit allows non-stormwater discharge of groundwater dewatering
effluent if the water is properly filtered and treated to remove sediment and pollutants using
appropriate technologies (e.g., filtration, settling, coagulant application with no residual coagulant
discharge, minor odor or color removal with activated carbon, small-scale peroxide addition, or
other minor treatment). Testing of receiving waters would also be required prior to and during the
discharge. The discharge of dewatering effluent is authorized under the Construction General Permit
if the following conditions are met:

e The discharge does not cause or contribute to a violation of any water quality standard.
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e The discharge does not violate any other provision of the Construction General Permit.
e The discharge is not prohibited by the applicable Basin Plan.

e The discharger has included and implemented specific BMPs required by the Construction
General Permit to prevent or reduce the contact of the non-stormwater discharge with
construction materials or equipment.

e The discharge does not contain toxic constituents in toxic amounts or (other) significant
guantities of pollutants.

e The discharge is monitored and meets the applicable numeric action levels.
o The discharger reports the sampling information in the annual report.

If any of the above conditions are not satisfied, the discharge of dewatering effluent is not
authorized by the Construction General Permit. If the dewatering activity is determined by the
RWQCB not to be covered by the Construction General Permit or other NPDES permit, and discharge
of groundwater to the storm drain system is planned, then the discharger would be required to
prepare a Report of Waste Discharge, and if approved the RWQCB would issue project site-specific
Waste Discharge Requirements (WDRs) under NPDES regulations.

Sustainable Groundwater Management Act. The Sustainable Groundwater Management Act
(SGMA) of 2014 is a comprehensive three-bill package that Governor Jerry Brown signed into
California state law in September 2014. The SGMA provides a framework for sustainable
management of groundwater supplies by local authorities, with a limited role for State intervention
if necessary to protect the resource. The plan is intended to ensure a reliable groundwater supply
for California for years to come.

The SGMA requires governments and water agencies of high- and medium-priority basins to halt
overdrafts of groundwater basins. The SGMA provides authority for agencies to develop and
implement Groundwater Sustainability Plans (GSP) or alternative plans that demonstrate the basin is
being managed sustainably. As previously discussed, the Buildout Area is located within the Coastal
Plain of Orange County Groundwater Basin, which is managed by the Orange County Water District
(OCWD) and designated as a Medium Priority basin pursuant to the SGMA.?! On January 1, 2017, the
OCWD, City of La Habra, and Irvine Ranch Water District submitted the Basin 8-1 Alternative to the
California DWR. Elements to be included in GSPs as described in the California Water Code have
been incorporated into the Alternative. Prior to the Alternative, OCWD provided five groundwater
management plans. The first was published in 1989 and its last was published in 2015. Like its
predecessors, the Basin 8-1 Alternative will be updated every five years per SGMA requirements.

21 California Department of Water Resources (DWR). n.d.-c. SGMA Basin Prioritization Dashboard. Website:
https://gis.water.ca.gov/app/bp-dashboard/final/ (accessed March 2026).
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4.10.4.3 Regional Regulations

Water Quality Control Plans (Basin Plans). The Santa Ana RWQCB has adopted a Basin Plan for their
region of responsibility that delineates water resource area boundaries based on hydrological
features. For the purposes of achieving and maintaining water quality protection, specific beneficial
uses have been identified for each of the surface waters and groundwater management zones
described in the Basin Plan. Once beneficial uses are designated, appropriate water quality
objectives can be established, and programs that maintain or enhance water quality can be
implemented to ensure the protection of beneficial uses. There are no beneficial uses listed in the
Basin Plan for the downstream surface receiving waters for the Buildout Area. Beneficial uses of the
Orange Groundwater Management Zone include municipal and domestic supply (MUN), agricultural
supply (AGR), industrial service supply (IND), and industrial process supply (PROC).?

Basin Plans also establish implementation programs to achieve water quality objectives to protect
beneficial uses and require monitoring to evaluate the effectiveness of the programs. These
objectives must comply with the State antidegradation policy (State Board Resolution No. 68-16),
which is designed to maintain high-quality waters while allowing some flexibility if beneficial uses
are not unreasonably affected.

Basin Plans have established narrative and numeric water quality objectives for inland surface
streams, enclosed bays, estuaries and groundwater. If water quality objectives are exceeded, the
RWQCBs can use their regulatory authority to require municipalities to reduce pollutant loads to the
affected receiving waters. Relevant surface water quality objectives for all inland surface waters,
enclosed bays and estuaries, and groundwater under the jurisdiction of the Santa Ana RWQCB that
are applicable to the receiving waters for the Buildout Area are shown in Tables 4.10.A: Surface
Water Quality Objectives for Inland Surface Waters, 4.10.B: Water Quality Objectives for Enclosed
Bays and Estuaries, and 4.10.C: Groundwater Quality Objectives for Groundwater Basins,
respectively.?

In addition, the site-specific water quality objectives for the Orange Groundwater Management
Zone are:

e Total Dissolved Solids: 580 mg/L
e Nitrate as Nitrogen: 3.4 mg/L

There are no site-specific water quality objectives listed in the Basin Plan for the surface receiving
waters for the Buildout Area.

22 Santa Ana Regional Water Quality Control Board (RWQCB). 1995c. Water Quality Control Plan (Basin Plan)
for the Santa Ana River Basin, Chapter 3: Beneficial Uses. January 24. Updated June 2019 to include
approved amendments.

2 Santa Ana Regional Water Quality Control Board (RWQCB). 1995d. Water Quality Control Plan (Basin Plan)
for the Santa Ana River Basin, Chapter 4: Water Quality Objectives. January 24. Updated June 2019 to
include approved amendments.
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Table 4.10.A: Surface Water Quality Objectives for Inland Surface Waters

Constituent

Concentration

Algae Waste discharges shall not contribute to excessive algal growth in inland surface receiving
waters.
Boron Shall not exceed 0.75 mg/L in inland surface waters of the region as a result of controllable

water quality factors.

Chlorine (residual)

Chlorine residual in wastewater discharged to inland surface waters shall not exceed 0.1 mg/L.

Color

Waste discharges shall not result in coloration of the receiving waters that causes a nuisance or
adversely affects beneficial uses. The natural color of fish, shellfish, or other surface water
resources used for human consumption shall not be impaired.

Floatables Waste discharges shall not contain floating materials, including solids, liquids, foam, or scum,
that cause a nuisance or adversely affect beneficial uses.
Metals Varies based on hardness.

Oil and Grease

Waste discharges shall not result in deposition of oil, grease, wax, or other materials in
concentrations that result in a visible film or in coating objects in the water or which cause a
nuisance or adversely affect beneficial uses.

Oxygen (dissolved)

Waste discharges shall not cause the median dissolved oxygen concentration to fall below 85%
of saturation or the 95t percentile concentration or fall below 75% of saturation within a 30-
day period.

pH

Shall not be raised above 8.5 or depressed below 6.5 as a result of controllable water quality
factors.

Solids (suspended and

Shall not cause nuisance or adversely affect beneficial uses as a result of water quality factors.

settleable)
Sulfides Shall not increase as a result of controllable water quality factors.
Surfactants Waste discharges shall not contain concentrations of surfactants that result in foam in the

course of flow or use of the receiving water or that adversely affect aquatic life.

Taste and Odor

Shall not contain taste- or odor-producing substances at concentrations that cause a nuisance
or adversely affect beneficial uses. The natural taste and odor of fish, shellfish, or other regional
inland surface water resources used for human consumption shall not be impaired.

Toxic Substances

Shall not be discharged at levels that will bioaccumulate in aquatic resources to levels that are
harmful to human health. Concentrations of toxic pollutants in the water column, sediments, or
biota shall not adversely affect beneficial uses.

Turbidity

Where natural turbidity is between 0 and 50 NTU, increases shall not exceed 20%. Where
natural turbidity is between 50 NTU and 100 NTU, increases shall not exceed 10 NTU. Where
natural turbidity is greater than 100 NTU, increases shall not exceed 10%.

Source: Water Quality Control Plan, Santa Ana River Basin (Santa Ana RWQCB 1995, updated June 2019).

mg/L = milligrams per liter

NTU = nephelometric turbidity units
RWQCB = Regional Water Quality Control Board
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Table 4.10.B: Water Quality Objectives for Enclosed Bays and Estuaries

Constituent

Concentration

Algae

Waste discharges shall not contribute to excessive algal growth in receiving waters.

Chlorine, Residual

To protect aquatic life, the chlorine residual in wastewater discharged to enclosed bays and
estuaries shall not exceed 0.1 mg/L.

Color Waste discharges shall not result in coloration of the receiving waters which causes a nuisance
or adversely affects beneficial uses. The natural color of fish, shellfish or other bay and estuarine
water resources used for human consumption shall not be impaired.

Floatables Waste discharges shall not contain floating materials, including solids, liquids, foam or scum,

which cause a nuisance or adversely affect beneficial uses.

Oil and Grease

Waste discharges shall not result in deposition of oil, grease, wax or other materials in
concentrations which result in a visible film or in coating objects in the water, or which cause a
nuisance or adversely affect beneficial uses.

Oxygen, Dissolved

The dissolved oxygen content of enclosed bays and estuaries shall not be depressed to levels
that adversely affect beneficial uses as a result of controllable water quality factors.

pH

The pH of bay or estuary waters shall not be raised above 8.6 or depressed below 7.0 as a result
of controllable water quality factors; ambient pH levels shall not be changed more than 0.2
units.

Radioactivity

Radioactive materials shall not be present in the bay or estuarine waters of the region in
concentrations which are deleterious to human, plant or animal life.

Solids, Suspended and
Settleable

Enclosed bays and estuaries shall not contain suspended or settleable solids in amounts which
cause a nuisance or adversely affect beneficial uses as a result of controllable water quality
factors.

Sulfides The dissolved sulfide content of enclosed bays and estuaries shall not be increased as a result of
controllable water quality factors.
Surfactants Waste discharges shall not contain concentrations of surfactants which result in foam in the

course of flow or the use of the receiving water, or which adversely affect aquatic life.

Taste and Odor

The enclosed bays and estuaries of the region shall not contain, as a result of controllable water
quality factors, taste- or odor-producing substances at concentrations which cause a nuisance or
adversely affect beneficial uses. The natural taste and odor of fish, shellfish or other enclosed
bay and estuarine water resources used for human consumption shall not be impaired.

Temperature

All bay and estuary waters shall meet the objective specified in the Thermal Plan.

Toxic Substances

The concentrations of toxic substances in the water column, sediments or biota shall not
adversely affect beneficial uses.

Turbidity

All enclosed bay and estuaries of the region shall be free of changes in turbidity which adversely
affect beneficial uses.

Source: Water Quality Control Plan, Santa Ana River Basin (Santa Ana RWQCB 1995, updated June 2019).

AGR = agricultural supply
mg/L = milligrams per liter
mL = milliliter

MUN = municipal supply
pCi/L = picocuries per liter

pH = percentage of hydrogen
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Table 4.10.C: Groundwater Quality Objectives for Groundwater Basins

Constituent

Concentration

Arsenic

Waters with MUN Beneficial Use Designation: Shall not exceed 0.05 mg/L as a result of
controllable water quality factors.

Bacteria, Coliform

Waters with MUN Beneficial Use Designation: Total coliform numbers shall not exceed
2.2 organisms/100 mL median over any 7-day period as a result of controllable water quality
factors.

Activated Substances

Barium Waters with MUN Beneficial Use Designation: Shall not exceed 1.0 mg/L as a result of
controllable water quality factors.

Boron Shall not exceed 0.75 mg/L as a result of controllable water quality factors.

Chloride Waters with MUN Beneficial Use Designation: Shall not exceed 500 mg/L as a result of
controllable factors.

Color Waste discharges shall not result in coloration of the receiving waters that causes a nuisance or
adversely affects beneficial uses.

Cyanide Waters with MUN Beneficial Use Designation: Shall not exceed 0.2 mg/L as a result of
controllable water quality factors.

Fluoride Waters with MUN Beneficial Use Designation: Shall not exceed 1.0 mg/L as a result of
controllable water quality factors.

Hardness Waters with MUN Beneficial Use Designation: Shall not be increased as a result of waste
discharges to levels that adversely affect beneficial uses.

Metals Waters with MUN Beneficial Use Designation: Shall not exceed the following: Cadmium
0.01 mg/L; Chromium 0.05 mg/L; Cobalt 0.2 mg/L; Copper 1.0 mg/L; Iron 0.3 mg/L; Lead
0.05 mg/L; Manganese 0.05 mg/L; Mercury 0.002 mg/L; Selenium 0.01 mg/L; and Silver
0.05 mg/L, as a result of controllable water quality factors.

Methylene Blue-|Waters with MUN Beneficial Use Designation: Shall not exceed 0.05 mg/L as a result of

controllable water quality factors.

Oil and Grease

Waste discharges shall not result in deposition of oil, grease, wax, or other materials in
concentrations that cause a nuisance or adversely affect beneficial uses.

pH

Shall not be raised above 9 or depressed below 6 as a result of controllable water quality factors.

Radioactivity

Waters with MUN Beneficial Use Designation: Shall not exceed the California Code of
Regulations, Title 22, standards of 5 pCi/L for combined radium-226 and radium-228, 15 pCi/L
for gross alpha particle activity, 20,000 pCi/L for tritium, 8 pCi/L for strontium-90, 50 pCi/L for
gross beta particle activity, and 20 pCi/L for uranium.

Sodium Waters with AGR Beneficial Use Designation: Shall not exceed a sodium absorption rate of 9.
Waters with MUN Beneficial Use Designation: Shall not exceed 180 mg/L as a result of
controllable water quality factors.

Sulfate Waters with MUN Beneficial Use Designation: Shall not exceed 500 mg/L as a result of

controllable water quality factors.

Taste and Odor

Shall not contain taste- or odor-producing substances in concentrations that adversely affect
beneficial uses.

Toxic Substances

All waters shall be maintained free of substances in concentrations that are toxic or that produce
detrimental physiological responses in human, plant, animal, or aquatic life.

Source: Water Quality Control Plan, Santa Ana River Basin (Santa Ana RWQCB 1995, updated June 2019).

AGR = agricultural supply
mg/L = milligrams per liter
mL = milliliter

MUN = municipal supply
pCi/L = picocuries per liter

pH = percentage of hydrogen
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Orange County National Pollutant Discharge Elimination System Permit. The City is a Permittee of
the Waste Discharge Requirements for the County of Orange, Orange County Flood Control District
and the Incorporated Cities of Orange County within the Santa Ana Region Areawide Urban Storm
Water Runoff Orange County, Order R8-2009-0030, NPDES No. CAS618030, as amended by Order
No. R8-2010-0062 (Orange County MS4 Permit).2* The Orange County MS4 Permit regulates
discharges into the MS4 system in the cities and county areas within Orange County that are in the
Santa Ana Region. As discussed further below, the Orange County MS4 Permit requires preparation
of a Water Quality Management Plan (WQMP) and implementation of post-construction BMPs for
new development and significant redevelopment projects that qualify as Priority Development
Projects.

The proposed project is considered a Priority Development Project because it involves
redevelopment and the addition or replacement of 5,000 square feet or more of impervious surface
area.

Construction Dewatering Permit. The Santa Ana RWQCB requires a permit for discharging waste to
surface waters from activities involving groundwater extraction. The General Waste Discharge
Requirements for Discharges to Surface Waters that Pose an Insignificant (De Minimis) Threat to
Water Quality, Order No. R8-2020-0006, NPDES No. CAG998001 (Construction Dewatering Permit)*
covers general waste discharge requirements for discharges to surface waters that pose an
insignificant (de minimis) threat to water quality within the Santa Ana Region. Under this order,
permittees are required to monitor their discharges of groundwater extraction waste from
construction to ensure that effluent limitations for constituents are not exceeded.

Orange County Drainage Area Management Program. The Drainage Area Management Plan
(DAMP)? was created by the County of Orange, the OCFCD, and incorporated cities (permittees),
and includes specific water pollutant requirements of the Orange County Stormwater Program. The
DAMP is the principal guidance and compliance document for the countywide implementation of
the Stormwater Program. It is the foundation for the permittees to implement model programs
designed to prevent pollutants from entering receiving waters to the maximum extent practicable.
Section 7 of the DAMP discusses issues relating to new developments and significant
redevelopments.

24 Santa Ana Regional Water Quality Control Board (RWQCB). Waste Discharge Requirements for the County

of Orange, Orange County Flood Control District and the Incorporated Cities of Orange County within the
Santa Ana Region Areawide Urban Storm Water Runoff Orange County, Order R8-2009-0030, NPDES No.
CAS618030, as amended by Order No. R8-2010-0062.
25 Santa Ana Regional Water Quality Control Board (RWQCB). 2020. The General Waste Discharge
Requirements for Discharges to Surface Waters that Pose an Insignificant (De Minimis) Threat to Water
Quality, Order No. R8-2020-0006, NPDES No. CAG998001. June 19.
County of Orange. 2003. Drainage Area Management Plan (DAMP). Website: https://ocerws.ocpublic
works.com/service-areas/oc-environmental-resources/oc-watersheds/documents/drainage-area-
management-plan-7 (accessed March 2026).
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Model Water Quality Management Plan. The Model Water Quality Management Plan (Model
WQMP)?” was developed to aid Orange County, the OCFCD, the cities in Orange County
(permittees), and developers in Orange County to address post-construction urban runoff and
stormwater pollution from new development and significant redevelopment projects that qualify as
Priority Development Projects.

As previously discussed, Priority Development Projects are required to develop a WQMP to
minimize adverse impacts of development to on-site hydrology, volume and rate of runoff, and
pollutants of concern. Project WQMPs include project-specific BMPs to minimize these effects (e.g.,
LID, site design measures, source control BMPs). The requirements identified in the WQMPs are
subject to Section 7 of the DAMP.

Technical Guidance Document. The County of Orange developed the Technical Guidance Document
(TGD) for the Preparation of Conceptual/Preliminary and/or Project Water Quality Management
Plans (Technical Guidance Document)?® in cooperation with the incorporated cities of Orange
County to aid agency staff and project proponents with addressing post-construction urban runoff
and stormwater pollution from new development and significant redevelopment projects in Orange
County. The Technical Guidance Document serves as the technical guidance to complete the project
WQMP.

Orange County Construction Runoff Guidance Manual. The Construction Runoff Guidance Manual
for Contractors, Project Owners, and Developers? presents the requirements related to construction
from the DAMP. The goal of this Guidance Manual is to control pollutant discharges from
construction sites. As such, it helps applicants with building and grading permits to understand the
water quality requirements during the construction phase of development projects.

4.10.4.4 Local Regulations

Local Implementation Plan. The City Local Implementation Plan (LIP) is the principal guidance and
compliance document specific to the City's jurisdiction for compliance with the requirements of the
Orange County MS4 Permit. The LIP provides the description and details of the City's water quality
program implementation activities. The LIP is designed to work in conjunction with the Orange
County DAMP. It should be noted that the City’s LIP takes precedence over DAMP requirements.

Cypress Town Center and Commons Specific Plan 3.0. The Cypress Town Center and Commons
Specific Plan 3.0 contains the following provisions related to hydrology and water quality:

e Water Plan: Precise water system requirements will be determined as development projects are
proposed within the Specific Plan area as part of the site plan review process and, where
applicable, the subdivision map process. Water mains will be dedicated to the water company
after construction and acceptance.

27 County of Orange. 2011. Model Water Quality Management Plan (Model WQMP), Exhibit 7.11. May 19.

28 County of Orange. 2013. Technical Guidance Document (TGD) for the Preparation of Conceptual/
Preliminary and/or Project Water Quality Management Plans (WQMPs), Exhibit 7.11l. December 20.

County of Orange. 2012. Construction Runoff Guidance Manual for Contractors, Project Owners, and
Developers. December.
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e Wastewater Plan: New development that occurs within the Specific Plan area will connect to
the existing trunk sewer lines. Precise sewer system requirements will be determined as
development projects are proposed within the Specific Plan area as part of the site plan review
process and, where applicable, the subdivision map process. New collection lines will be offered
for dedication to the City after construction.

e Drainage Plan: Because of the widely diversified land uses proposed in this Specific Plan, a
combination of drainage and treatment systems may be appropriate and will be determined
during the project development and design stage. The developer must obtain approval from the
City Engineer for the method selected in each instance.

City of Cypress General Plan, Conservation/Open Space/Recreation Element. The Conservation/
Open Space/Recreation Element of the City’s General Plan addresses resource protection and
preservation issues related to water resources. The following goals and policies would be applicable
to the proposed project:

e COSR-1: Conserve groundwater and imported water resources
o COSR-1.2: Promote the use of native trees in landscaping to conserve water resources.
o COSR-1.3: Protect ground water resources from depletion and sources of pollution.

o COSR-1.4: Conserve imported water by utilizing water conservation techniques, water
conserving appliances, and drought-resistant landscaping.

City of Cypress Municipal Code. Chapter 13, Article IV, Cypress Water Quality, of the City Municipal
Code regulates stormwater and surface runoff water quality. The Municipal Code requires
compliance with the DAMP and LIP, including preparation of WQMPs for priority development
projects. Prior to issuance of a grading permit, building permit, and/or safety permit for any new
development or significant redevelopment, the property owner is required to submit to and obtain
the approval of the WQMP by the City.

4.10.5 Thresholds of Significance

The thresholds of significance for hydrology and water quality impacts used in this analysis are
consistent with Appendix G of the State CEQA Guidelines and the City’s Initial Study/Environmental
Checklist.®® Based on these thresholds, implementation of the proposed project would have a
significant adverse impact with respect to hydrology and water quality if it would:

30 sSection 15064(b) of the State CEQA Guidelines allows lead agencies to apply their own thresholds of

significance, provided those thresholds are supported by substantial evidence and consistent with CEQA’s
requirements. Pursuant to Section 15064(b) of the State CEQA Guidelines, the City has developed
additional thresholds of significance for hydrology and water quality impacts, as provided in the City’s
Initial Study/Environmental Checklist. The City’s Initial Study/Environmental Checklist is provided on the
City’s website: https://www.cypressca.org/home/showpublisheddocument/756.
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Threshold 4.10.1:

Threshold 4.10.2:

Threshold 4.10.3:

Threshold 4.10.4:

Threshold 4.10.5:

Threshold 4.10.6:

Threshold 4.10.7:

Threshold 4.10.8:

Threshold 4.10.9:

Threshold 4.10.10:

Threshold 4.10.11:

Threshold 4.10.12:

Violate any water quality standards or waste discharge requirements;

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

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

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

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

Otherwise substantially degrade water quality;

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

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

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

Be subject to inundation by seiche, tsunami, or mudflow;

Result in an increase in pollutant discharges to receiving waters; consider
water quality parameters such as temperature, dissolved oxygen, turbidity
and other typical stormwater pollutants (e.g., heavy metals, pathogens,
petroleum derivatives, synthetic organics, sediment, nutrients, oxygen-
demanding substances, and trash);

Result in significant alteration of receiving water quality during or following
construction;
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Threshold 4.10.13: Result in increased erosion downstream;
Threshold 4.10.14: Result in increased impervious surfaces and associated increased runoff;
Create a significant adverse environmental impact to drainage patterns due

to changes in runoff flow rates or volumes;

Be tributary to an already impaired water body, as listed on the Clean Water

Threshold 4.10.15:
Act Section 303(d) list? If so, can it result in an increase in any pollutant for

Threshold 4.10.16:
which the water body is already impaired;

Be tributary to other environmentally sensitive areas? If so, can it
exacerbate already existing sensitive conditions;

Threshold 4.10.17:
Have a potentially significant environmental impact on surface water quality

to either marine, fresh, or wetland waters;

Threshold 4.10.18:
Have a potentially significant adverse impact on groundwater quality;

Threshold 4.10.19:

Threshold 4.10.20: Cause or contribute to an exceeded applicable surface or groundwater
receiving water quality objectives or degradation of beneficial uses;

Impact aquatic, wetland, or riparian habitat; or

Threshold 4.10.21:
Include new or retrofitted stormwater treatment control Best Management

Threshold 4.10.22:
Practices (e.g., water quality treatment basin, constructed treatment
wetlands), the operation of which could result in significant environmental

effects (e.g., increased vectors or odors).

4.10.6 Project Impacts
4,10.6.1 Water Quality Impacts
Would the project violate any water quality standards or waste discharge

Threshold 4.10.1:
requirements?
Threshold 4.10.6: Would the project otherwise substantially degrade water quality?
Threshold 4.10.11: Would the project result in an increase in pollutant discharges to receiving
waters? Consider water quality parameters such as temperature,
dissolved oxygen, turbidity and other typical stormwater pollutants (e.g.,
heavy metals, pathogens, petroleum derivatives, synthetic organics,

sediment, nutrients, oxygen-demanding substances, and trash).

Would the project result in significant alteration of receiving water quality

Threshold 4.10.12:
during or following construction?
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Threshold 4.10.18: Would the project have a potentially significant environmental impact on
surface water quality to either marine, fresh, or wetland waters?

Less Than Significant Impact. As detailed in Chapter 3.0, Project Description, the proposed project
consists of the reasonably foreseeable buildout of a portion of the area governed by the Cypress
Town Center and Commons Specific Plan 3.0 (Specific Plan) that includes approximately 134 acres of
land (Buildout Area) in the City. The proposed project would include the development of up to 1,791
additional residential units within the Buildout Area, reflecting the remaining allowable units under
the Specific Plan, and approximately 440,000 square feet of non-residential development.

Construction. As discussed in Chapter 3.0, Project Description, the proposed project evaluated in
this Draft EIR assumes that development of the land uses allowed by the Specific Plan within the
Buildout Area would require the demolition and removal of all or a substantial portion of the
existing improvements associated with the LARC, including the race track and infield area,
grandstand, buildings, barns and structures and three artificial lakes. That phase would be followed
by the grading for and construction of specific development projects within discrete portions of the
Buildout Area. Development within the Buildout Area would occur on a project-by-project basis and
the specific design and sequencing of those projects cannot be determined at this time. However,
future development facilitated by the proposed project would generally be required to comply with
applicable construction permits and regulations associated with water quality, as detailed in
Regulatory Compliance Measure HYD-1.

Construction activities could temporarily increase erosion and sedimentation due to ground and soil
disturbance, which exposes soils. In addition, construction activities could potentially introduce
pollutants into stormwater runoff if disturbed soil and chemicals associated with construction
activities are conveyed into the storm drain system and/or receiving waters. Pollutants of concern
during construction of future development under the proposed project include sediments, trash,
petroleum products, concrete waste (dry and wet), sanitary waste, and chemicals. Each of these
pollutants on its own or in combination with other pollutants can have a detrimental effect on water
quality. During soil-disturbing construction activities, excavated soil would be exposed, and there
would be an increased potential for soil erosion and sedimentation compared to existing conditions.
In addition, chemicals, liquid products, petroleum products (e.g., paints, solvents, and fuels), and
concrete-related waste may be spilled or leaked and have the potential to be transported via
stormwater runoff into receiving waters. Sediment from increased soil erosion and chemicals from
spills and leaks also have the potential to be discharged to downstream receiving waters during
storm events, which can affect water quality, contribute to TMDL exceedances and impair beneficial
uses.

As construction of future development associated with the proposed project is anticipated to
disturb greater than 1 acre of soil, future development would be subject to the requirements of the
General Permit for Stormwater Discharges Associated with Construction and Land Disturbance
Activities, Order No. WQ 2022-0057-DWQ, NPDES No. CAS000002 (Construction General Permit),!

31 State Water Resources Control Board (SWRCB). 2022. National Pollutant Discharge Elimination System
(NPDES) General Permit for Storm Water Discharges Associated with Construction and Land Disturbance
Activities (General Permit), Order WQ 2022-0057-DWQ, NPDES No. CAS000002. Adopted September 8.
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as specified in Regulatory Compliance Measure HYD-1. As required by the Construction General
Permit, the Construction Contractor would be required to prepare a SWPPP and implement
construction BMPs detailed in the SWPPP during construction activities. The SWPPP would detail the
BMPs to be implemented during construction. Construction BMPs would include, but not be limited
to, Erosion Control and Sediment Control BMPs designed to minimize erosion and retain sediment
on site, and Good Housekeeping BMPs to prevent spills, leaks, and discharge of construction debris
and waste into receiving waters.

If construction of future development associated with the proposed project would disturb less than
1 acre of soil and are not a part of a larger common plan, those projects would be required to
comply with Section 4.106 of the 2022 California Green Building Standards Code (CALGreen Code),
as specified in Regulatory Compliance Measure HYD-1. Section 4.106 of the CALGreen Code
requires implementation of BMPs to prevent flooding and erosion and to retain sediment on site.
Compliance with the requirements of the Construction General Permit or Section 4.106 of the
CALGreen Code, including incorporation of construction BMPs, would ensure that construction
impacts related to waste discharge requirements, water quality standards, degradation of water
quality, increased pollutant discharge, and alteration of receiving water quality would be less than
significant.

According to the Geotechnical Investigation, groundwater within the Buildout Area has a historic
groundwater depth of less than 10 feet below ground surface. Based on exploratory borings
performed as part of the Geotechnical Investigation, groundwater within the Buildout Area is
shallow, ranging from approximately 5 to 12.5 feet below ground surface. Because of the presence
of shallow groundwater, it is likely that groundwater dewatering would be required during
excavation activities associated with buildout of the proposed project. In addition, removal of the
three artificial lakes would require dewatering. Groundwater and water from the three artificial
lakes may contain high levels of total dissolved solids, nitrate, salinity, or other constituents, or high
or low pH levels that could be introduced to surface waters when dewatered water is discharged to
receiving waters. Dewatering activities during excavation and removal of the three artificial lakes
would be conducted in accordance with the General Waste Discharge Requirements for Discharges
to Surface Waters that Pose an Insignificant (De Minimis) Threat to Water Quality, Order No.
R8-2020-0006, NPDES No. CAG998001 (Construction Dewatering Permit),®> as specified in
Regulatory Compliance Measure HYD-2. This permit requires testing and treatment (as
necessary) of water encountered during dewatering prior to release to the storm drain system. As a
result, dewatering activities would not introduce pollutants to receiving waters at levels that would
violate water quality standards or waste discharge requirements, degrade water quality, increase
pollutant discharge, or alter the quality of the receiving water.

The proposed project would be designed and implemented to comply with all applicable federal,
state, and local laws, regulations, policies, and plans related to water quality, stormwater
management, and hydrology. Compliance with Regulatory Compliance Measures HYD-1 and HYD-2,
which requires preparation of a SWPPP, implementation of construction BMPs, and testing and

32 Santa Ana Regional Water Quality Control Board (RWQCB). 2020. The General Waste Discharge
Requirements for Discharges to Surface Waters that Pose an Insignificant (De Minimis) Threat to Water
Quality, Order No. R8-2020-0006, NPDES No. CAG998001. June 19.
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treatment of water prior to discharge to surface water, would ensure that construction of the
proposed project would not result in the violation of water quality standards or waste discharge
requirements. In addition, compliance with Regulatory Compliance Measures HYD-1 and HYD-2
would ensure that construction of the proposed project would not substantially degrade water
quality, result in an increase in pollutant discharges to receiving waters, result in significant
alteration of receiving water quality, or result in a significant environmental impact on surface water
quality to either marine, fresh, or wetland waters. Impacts would be less than significant, and no
additional mitigation measures are required.

Operation. The drainage plan for the proposed project is divided into three Drainage Areas
(A through C) for hydrology and drainage design and 18 Drainage Management Areas (DMAs Al, A2,
B, C, D1, D2, E1, E2, F, G1, G2, H1, H2, and S1 through S5) that correspond to the anticipated
location of future water quality BMPs. The proposed Drainage Areas and DMAs are discussed in
detail under Thresholds 4.10.4, 4.10.5, and 4.10.15, below.

Implementation of the proposed project would introduce new uses within the Buildout Area and
would increase the amount of impervious surface area within the Buildout Area compared to
existing conditions, from approximately 59 percent to approximately 70 percent, due to the
construction of the proposed project. Expected pollutants of concern from long-term operation of
the proposed project include suspended solids, nutrients, heavy metals, pathogens, pesticides, oil
and grease, toxic organic compounds, and trash and debris. According to the PWQMP prepared for
the proposed project, potential sources of these pollutants include the following:

e Suspended Solids/Sediment: Landscaping

e Nutrients: Landscaping

e Heavy Metals and Toxic Organic Compounds: Parking lots

e Pathogens (Bacteria/Virus): Parking lots, food uses, pet waste

e Pesticides: Landscaping

e QOil and Grease: Parking lots

e Toxic Organic Compounds: Parking lots and commercial uses

e Trash and Debris: Landscaping activities, human activities, food wastes

The proposed project would be required to comply with the requirements of the Waste Discharge
Requirements for the County of Orange, Orange County Flood Control District and the Incorporated
Cities of Orange County within the Santa Ana Region Areawide Urban Storm Water Runoff Orange
County, Order R8-2009-0030, NPDES No. CAS618030, as amended by Order No. R8-2010-0062
(Orange County MS4 Permit).2* Compliance with the Orange County MS4 Permit is achieved through
adherence to Chapter 13-23 of the Cypress Municipal Code. As required by Chapter 13-23 of the
Cypress Municipal Code, and specified in Regulatory Compliance Measure HYD-3, projects that
qualify as new development or significant redevelopment as outlined in the Orange County MS4
Permit must comply with the requirements of the Orange County MS4 Permit, Orange County

33 Santa Ana Regional Water Quality Control Board (RWQCB). Waste Discharge Requirements for the County

of Orange, Orange County Flood Control District and the Incorporated Cities of Orange County within the
Santa Ana Region Areawide Urban Storm Water Runoff Orange County, Order R8-2009-0030, NPDES No.
CAS618030, as amended by Order No. R8-2010-0062.
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DAMP, and the City of Cypress Local Implementation Plan (LIP), including the preparation of a
project-specific WQMP to specify BMPs that would be implemented to capture, treat, and reduce
pollutants of concern in stormwater runoff. WQMPs would specify the Source Control, Low Impact
Development (LID), and Treatment Control BMPs that would be implemented to capture, treat, and
reduce pollutants of concern in stormwater runoff. Source Control BMPs are preventative measures
that are implemented to prevent the introduction of pollutants into stormwater. LID BMPs mimic a
project site’s natural hydrology by using design measures that capture, filter, store, evaporate,
detain, and infiltrate runoff rather than allowing runoff to flow directly to piped or impervious storm
drains. Treatment Control BMPs are structural BMPs designed to treat and reduce pollutants in
stormwater runoff prior to releasing it to receiving waters.

The PWQMP prepared for the proposed project (Appendix H-2) specifies the Source Control and LID
BMPs proposed for the project (no Treatment Control BMPs are proposed). The BMPs specified in
the PWQMP would be implemented and maintained, as specified in Regulatory Compliance
Measure HYD-3. The proposed BMPs are detailed below.

Proposed Non-Structural Source Control BMPs include education for property owners, tenants and
occupants; activity restrictions; common area landscape management; BMP maintenance; spill
contingency plan, uniform fire code implementation, common area litter control; employee training;
housekeeping of loading docks, common area catch basin inspections; and street sweeping public
streets and parking lots. Proposed Structural Source Control BMPs include storm drain system
stenciling and signage; trash and waste storage areas designed to reduce pollutant introduction; use
of efficient irrigation systems and landscape design, water conservation, smart controllers, and
source control; energy dissipation and protection of slopes and channels; vehicle wash areas; hillside
landscaping; and wash water control for food preparation areas.

As discussed in the PWQMP, the proposed 18 DMAs all discharge to channels that are not
susceptible to hydromodification. Therefore, no hydrologic conditions of concern (HCOCs) are
present for these DMAs. Please refer to the PWQMP included in Appendix H-2 for additional details
of the proposed Non-Structural Source Control BMPs, and Structural Source Control BMPs.

Proposed LID BMPs include biotreatment BMPs, including either detention basins and/or
proprietary flow-based biofiltration systems (depending on the design considerations of the final
buildout condition), to capture and treat stormwater runoff before discharging stormwater to the
surrounding storm drain system. The proposed DMAs and water quality BMPs are discussed in detail
under Thresholds 4.10.4, 4.10.5, and 4.10.15, below.

The proposed BMPs would target and reduce pollutants of concern from runoff from the Buildout
Area in compliance with the Orange County MS4 Permit requirements, Orange County DAMP, and
City of Cypress LIP. Compliance with these requirements, including incorporation of operational
BMPs to target pollutants of concern (as specified in Regulatory Compliance Measure HYD-3),
would ensure that water quality impacts, degradation of water quality, increased pollutant
discharge, and alteration of receiving water quality during project operation would be less than
significant.
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Furthermore, future development projects facilitated by the proposed project would be evaluated
for site-specific impacts relating to hydrology and water quality and would include appropriate
mitigation (as necessary) to address impacts related to violation of water quality standards or waste
discharge requirements or degradation of water quality. Therefore, implementation of the proposed
project would result in a less than significant impact related to the violation of water quality
standards or waste discharge requirements, degradation of water quality, increase pollutant
discharges, or alter receiving water quality, and no mitigation is required.

4,10.6.2 Groundwater Supply Impacts

Threshold 4.10.2: Would the project substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there would be a net
deficit in aquifer volume or a lowering of the local groundwater table level
(e.g., the production rate of pre-existing nearby wells would drop to a
level which would not support existing land uses or planned uses for
which permits have been granted)?

Less Than Significant Impact. As previously discussed, the Buildout Area is located within the
Coastal Plain of Orange County Groundwater Basin, which is managed by the OCWD and designated
as a Medium Priority basin pursuant to the SGMA.?* On January 1, 2017, the OCWD, City of La
Habra, and Irvine Ranch Water District submitted the Basin 8-1 Alternative to the California DWR,
which indicated that the Coastal Plain of Orange County Groundwater Basin has operated within its
sustainable yield over a period of at least 10 years without experiencing significant and
unreasonable (1) lowering of groundwater levels, (2) reduction in storage, (3) water quality
degradation, (4) seawater intrusion, (5) inelastic land subsidence, or (6) depletions of
interconnected surface water that have significant and unreasonable adverse impacts on beneficial
uses of the surface water, and will continue to be sustainably managed pursuant to the
management actions within the Basin 8-1 Alternative, as required by the SGMA *°

Construction. According to the Geotechnical Investigation, groundwater within the Buildout Area
has a historic groundwater depth of less than 10 feet below ground surface. Based on exploratory
borings performed as part of the Geotechnical Investigation, groundwater within the Buildout Area
is shallow, ranging from approximately 5 to 12.5 feet below ground surface. Given these shallow
conditions, temporary dewatering could be required during excavation activities. However,
groundwater dewatering would be localized, short-term, and minimal, and the volume of
groundwater removed would not be substantial when compared to the total amount of
groundwater stored in the Coastal Plain of the Orange County Groundwater Basin, which has a
surface area of 350 square miles and a storage capacity of 38,000,000 acre-feet.?® In addition,
according to the Geotechnical Investigation, the predominate soil type within the Buildout Area is
classified as Hydrologic Soil Group C. Group C soils having slow infiltration rates when thoroughly

34 california Department of Water Resources (DWR). n.d.-c. SGMA Basin Prioritization Dashboard. Website:
https://gis.water.ca.gov/app/bp-dashboard/final/ (accessed March 2026).

35 QOrange County Water District (OCWD), City of La Habra, and Irvine Ranch Water District. 2027. Basin 8-1

Alternative. January 1.

California Department of Water Resources (DWR). 2004. California’s Groundwater Bulletin 118. Coastal

Plains of Orange County Groundwater Basin. February 27.
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wetted and have a slow rate of water transmission. Therefore, construction activities would not
substantially deplete groundwater supplies or interfere with groundwater recharge in a manner that
may impede sustainable groundwater management. Impacts would be less than significant, and no
mitigation is required.

Operation. Implementation of the proposed project would increase impervious surface coverage
within the Buildout Area compared to existing conditions, from approximately 59 percent to
approximately 70 percent, due to the construction of the proposed project. This increase in
impervious surface area within the Buildout Area would decrease on-site infiltration. However,
because underlying soils already exhibit low infiltration capacity, the project is not expected to
substantially alter groundwater recharge compared to existing conditions. The proposed project
would also not involve direct groundwater extraction.

As discussed above, the Buildout Area is located within the Coastal Plain of Orange County
Groundwater Basin. Operation of the proposed project would not involve direct groundwater
extraction. The Golden State Water Company (GSWC) West Orange would supply water to the
proposed project. According to the WSA prepared for the proposed project, GSWC West Orange’s
water supply sources include groundwater pumped from the Orange County Groundwater Basin,
treated imported water, a small amount of purchased water from the City of Seal Beach through an
intertie, and recycled water from the City of Cerritos. GSWC West Orange owns and operates
13 active groundwater wells located within the Orange County Groundwater Basin, with a total
capacity of approximately 11,750 gallons per minute (or about 16.9 million gallons per day). Over
the past 20 years, GSWC West Orange’s maximum annual total groundwater production was
approximately 15,889-acre feet per year during calendar year 2013 (or about 14 million gallons per
day).

As discussed in the WSA prepared for the proposed project, GSWC West Orange’s primary sources
of supply would provide sufficient water supply for GSWC West Orange’s projected water demand,
including the proposed project, under all conditions, over the next 20 years. Increased water use
during operation of the proposed project would also not substantially affect groundwater supplies,
because the groundwater basin has been sustainably managed by OCWD over the last 10 years and
will continue to be sustainably managed. In addition, OCWD and GSWC West Orange coordinate in
order to ensure that groundwater extracted for municipal water supplies would not substantially
deplete groundwater supplies. Therefore, operation of the proposed project would not substantially
deplete groundwater supplies or interfere with groundwater recharge in a manner that may impede
sustainable groundwater management. Impacts would be less than significant, and no mitigation is
required.

4.10.6.3 Drainage Patterns and Erosion Impacts

Threshold 4.10.3: Would the project substantially alter the existing drainage pattern of the
site or area, including through the alteration of the course of stream or
river, in a manner which would result in substantial erosion or siltation on-
or off-site?

Threshold 4.10.13: Would the proposed project result in increased erosion downstream?
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Less Than Significant Impact. Under existing conditions, the southern portion of the Buildout Area
generally drains south towards the Katella Avenue Storm Drain, the northwestern portion of the
Buildout Area drains west towards Lexington Drive, and a small portion of the Buildout Area in the
north drains north towards Cerritos Avenue. The Drainage Report identifies six Drainage Areas
(A through F) for the Buildout Area under existing conditions, as described in Section 4.10.3.2 and
depicted in Figure 4.10-1. There are no existing streams or rivers in the Buildout Area.

The drainage plan for the proposed project would be divided into three Drainage Areas (A through
C) for hydrology and drainage design and 18 Drainage Management Areas (DMAs Al, A2, B, C, D1,
D2, E1, E2, F, G1, G2, H1, H2, and S1 through S5) that correspond to the anticipated location of
future water quality BMPs.

Construction. During project construction activities, soil would be exposed and disturbed, drainage
patterns would be temporarily altered during grading and other construction activities, and there
would be an increased potential for soil erosion and siltation compared to existing conditions.
Additionally, during a storm event, soil erosion and siltation could occur at an accelerated rate. As
discussed above, as construction of future development associated with the proposed project is
anticipated to disturb greater than 1 acre of soil, future development projects would be subject to
the requirements of the Construction General Permit, which requires preparation of a SWPPP
(Regulatory Compliance Measure HYD-1). The SWPPP which would detail Erosion Control and
Sediment Control BMPs to be implemented during project construction to minimize erosion and
retain sediment on site. However, as the specific design and sequencing of future development
projects cannot be determined at this time, future projects may disturb less than 1 acre of soils and
the Construction General Permit would not be applicable. If construction of future development
associated with the proposed project would disturb less than 1 acre of soil and are not a part of a
larger common plan, those projects would be required to comply with Section 4.106 of the
CALGreen Code (Regulatory Compliance Measure HYD-1). Section 4.106 of the CALGreen Code
requires implementation of BMPs to prevent flooding and erosion and to retain sediment on site.
Therefore, compliance with the requirements of the Construction General Permit or Section 4.106 of
the CALGreen Code, including incorporation of construction BMPs, would ensure that construction
impacts related to on-site, off-site, or downstream erosion or siltation would be less than significant.

Project construction would not alter the course of a stream or river because there are no rivers and
streams in the Buildout Area. As such, impacts related to substantial erosion or siltation due to
alterations to existing course of stream or rivers would be less than significant, and no mitigation is
required.

Changes to the hydrologic characteristics of a stream caused by development, including increased
stormwater runoff volume, high peak flows, and altered flow duration and timing, can lead to
downstream erosion. According to the WQMP prepared for the proposed project, all 18 DMAs
discharge to channels that are not susceptible to hydromodification. Therefore, no HCOCs are
present for these DMAs, and construction of the proposed project would not result in
hydromodification impacts to downstream receiving waters, including increased erosion
downstream. Impacts would be less than significant, and no mitigation is required.
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Operation. According to the PWQMP prepared for the proposed project, implementation of the
proposed project would increase the amount of impervious surface area by 11 percent within the
Buildout Area from approximately 78.02 acres (59 percent) to approximately 92.39 acres
(70 percent). The approximately 92.39 acres of the Buildout Area that would be impervious would
not be susceptible to on-site erosion or siltation because no soil would be included in these areas.
The remaining 40.29 acres would consist of pervious surface area, which would contain landscaping
that would minimize on-site erosion and siltation by stabilizing the soil. Therefore, on-site erosion
and siltation impacts would be minimal.

Increases in stormwater runoff can lead to downstream erosion in receiving waters. The Drainage
Report also included off-site hydrology analysis for the drainage facilities that the Buildout Area
would discharge to, including the Cerritos Avenue Storm Drain, the Katella Avenue Storm Drain, and
the Lexington Drive Storm Drain. Under existing conditions, the 25-year storm event peak flow rate
for the Cerritos Avenue Storm Drain is approximately 202 cubic feet per second (cfs), at the
intersection of Bloomfield Avenue and Cerritos Avenue. Analysis of the hydrology results indicated
that the proposed project would not have any impacts on the Cerritos Avenue Storm Drain, as the
proposed project’s discharge would be less than the existing condition, and it would only occur once
the 100-year high confidence peak flows have passed at the discharge location. This reduction is due
to the proposed detention basin that would collect, detain, and treat stormwater before discharging
stormwater to the Cerritos Avenue Storm Drain. This detention basin is currently proposed to
discharge at a rate of 17 cfs, but only upon the subsidence of flows in the Cerritos Avenue Storm
Drain.

In addition, under existing conditions, the 25-year storm event peak flowrate for the Katella Avenue
Storm Drain is approximately 236 cfs. The hydrology analysis in the Drainage Report found that the
proposed project would need to reduce the flows discharged to the Katella Avenue Storm Drain. The
proposed project would reduce the stormwater discharge to Katella Avenue Storm Drain in the post-
development condition by approximately 72 percent when compared to the existing condition. The
proposed project is allowed to discharge directly to the Katella Avenue Storm Drain at a rate of
approximately 32.84 cfs, which would significantly improve the existing storm drain system
hydraulics and reduce current deficiencies within the system. As such, the proposed project would
not have any adverse effects on the downstream receiving waters.

Lastly, under existing conditions, the 25-year high confidence storm event peak flow rate for the
Lexington Drive Storm Drain is approximately 76.84 cfs. The Drainage Report indicated that the
allowed discharge to the Lexington Drive Storm Drain is 11.33 cfs and that, due to the extensive on-
site mitigation from proposed detention basins, the proposed project would not cause adverse
effects to the hydraulic conditions of this facility or downstream facilities.

Overall, stormwater runoff would be collected, detained, and treated in the proposed detention
basins and/or proprietary flow-based biofiltration systems, which would capture and treat
stormwater runoff before discharging stormwater to the surrounding storm drain system
(Regulatory Compliance Measure HYD-3). The proposed detention basins and proprietary flow-
based biofiltration systems would not be susceptible to erosion or siltation and implementation of
the proposed detention basins would ensure that the proposed project would not result in
increased off-site erosion or siltation. Additionally, according to the PWQMP and as discussed
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above, all 18 DMAs discharge to channels that are not susceptible to hydromodification. Therefore,
no HCOCs are present for these DMAs and the proposed project would not result in
hydromodification impacts to downstream receiving waters, including increased downstream
erosion or siltation impacts.

In addition, operation of the proposed project would not alter the course of a stream or river
because there are no rivers and streams in the Buildout Area. As such, impacts related to substantial
erosion or siltation due to alterations to existing course of stream or rivers would be less than
significant, and no mitigation is required. For these reasons, operational impacts related to
substantial on-site, off-site, or downstream erosion or siltation would be less than significant, and
no mitigation is required.

Threshold 4.10.4: Would the project substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a stream or river, or
substantially increase the rate or amount of surface runoff in a manner which
would result in flooding on- or off-site?

Threshold 4.10.5: Would the project create or contribute runoff water which would exceed the
capacity of existing or planned stormwater drainage systems or provide
substantial additional sources of polluted runoff?

Threshold 4.10.15: Would the project create a significant adverse environmental impact to
drainage patterns due to changes in runoff flow rates or volumes?

Less Than Significant Impact. As discussed above, under existing conditions, the southern portion of
the Buildout Area generally drains south towards the Katella Avenue Storm Drain, the northwestern
portion of the Buildout Area drains west towards Lexington Drive, and a small portion of the
Buildout Area in the north drains north towards Cerritos Avenue. The Drainage Report identifies six
Drainage Areas (A through F) for the Buildout Area under existing conditions, as described above in
Section 4.10.3.2, Drainage, and depicted in Figure 4.10-1.

During operation of the proposed project, the Buildout Area would be divided into three Drainage
Areas (A through C) for hydrology and drainage design and 18 Drainage Management Areas (DMAs
Al, A2,B,C D1,D2,E1, E2, F, G1, G2, H1, H2, and S1 through S5) that correspond to the anticipated
location of future water quality BMPs.

Construction. Drainage patterns would be temporarily altered during grading and other
construction activities; however, construction of the proposed project would not alter the course of
a stream or river. As discussed above and specified in Regulatory Compliance Measure HYD-1,
project construction would either comply with the requirements of the Construction General
Permit, including the preparation and implementation of a SWPPP, or Section 4.106 of the CALGreen
Code, which requires implementation of construction BMPs. The SWPPP would include construction
BMPs to control and direct on-site surface runoff and would include detention facilities, if required,
to ensure that stormwater runoff from the construction site does not exceed the capacity of the
stormwater drainage systems.
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In addition, any groundwater extracted during groundwater dewatering activities that is discharged
to surface waters would be tested and treated (if necessary) to ensure that any discharges meet the
water quality limits specified in the applicable NPDES permit, as specified in Regulatory Compliance
Measure HYD-2. Regulatory Compliance Measures HYD-1 and HYD-2 are existing NPDES
requirements with which the project is required to comply. These measures would prevent
substantial additional sources of polluted runoff being discharged to the storm drain system through
implementation of construction BMPs that target pollutants of concern in runoff from the Buildout
Area as well as testing and treatment (if required) of groundwater prior to its discharge to surface
waters.

With adherence to Regulatory Compliance Measures HYD-1 and HYD-2 and implementation of
BMPs, construction impacts related to substantially altering the drainage pattern of the Buildout
Area in a manner that would result in flooding on- or off-site, exceeding the capacity of the adjacent
stormwater drainage systems, or providing substantial additional sources of polluted runoff would
be less than significant. In addition, with adherence to Regulatory Compliance Measures HYD-1 and
HYD-2, construction of the proposed project would not create a significant adverse environmental
impact to drainage patterns due to changes in runoff flow rates or volumes. Impacts would be less
than significant, and no mitigation is required.

Operation. Implementation of the proposed project would require minor modifications to the
existing Drainage Areas and would include the installation of Storm Drain Lines A, B, and C, as
discussed in more detail below. For example, stormwater would no longer be directed to the
existing race track and lakes, which would be removed as part of the proposed project. The Drainage
Report identifies three Drainage Areas and 18 DMAs (DMAs A1, A2, B, C, D1, D2, E1, E2, F, G1, G2,
H1, H2, and S1 through S5) for the Buildout Area under the proposed condition. The numbering
convention of the Drainage Areas does not correspond exactly between the existing and proposed
conditions. Table 4.10.D: Existing and Proposed Drainage Conditions below is provided for
clarification and comparison purposes.

Table 4.10.D: Existing and Proposed Drainage Conditions

Outfall Location Existing Drainage P.roposed
Area Drainage Area
Katella Avenue Storm Drain AandB A
Winner’s Circle Storm Drain C -
Lexington Drive Storm Drain D B
Cerritos Avenue Storm Drain E C
Existing Race Track Ponds F -

Source: Master Plan of Drainage for Specific Plan 3.0 Buildout Project, 4961 Katella Avenue,
Cypress, CA. September 16 (TAIT & Associates, Inc. 2025a). (Appendix H-1)

Drainage Areas A through C and DMAs A1, A2, B, C, D1, D2, E1, E2, F, G1, G2, H1, H2, and S1 through
S5 for the Buildout Area under the proposed condition are also described further below and
depicted in Figure 4.10-2: Proposed Drainage Areas and Figure 4.10.3: Proposed Drainage
Management Areas, respectively.
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o Drainage Area A consists of the east and southeast portions of the Buildout Area, southeast of
Drainage Area C, and includes approximately 44.76 acres of land. Proposed development within
Drainage Area A would include commercial, medium-density residential, and senior housing
uses with residential densities of approximately 29.7 and 17.5 dwelling units per acre,
respectively. Additionally, the proposed Moody Street Extension south of the proposed Vessels
Circle Extension will drain towards Drainage Area A and be captured by proposed catch basins
that will discharge to the Katella Avenue Storm Drain. Stormwater within Drainage Area A would
generally flow from north to south. Surface flows in this area would be conveyed to new inlet
locations which would route the runoff towards a proposed storm drain line in the proposed
Moody Street and Vessels Circle extensions (Storm Drain Line A). Storm Drain Line A would
begin in Vessels Circle as a 24-inch RCP and would flow east to west towards Moody Street.
Along Moody Street this line would increase in size to a 36-inch storm drain system that would
connect to the existing 39-inch Katella Avenue Storm Drain. The Moody Street extension would
also include the construction of catch basin inlets that will ensure no surface runoff from the
proposed street will spill onto Katella Avenue as it would in the existing condition.

The proposed Drainage Area A consolidated the existing Drainage Area A and Drainage Area B.
In the proposed condition, peak runoff was determined to be less than the existing stormwater
runoff, which is due to the implementation of proposed detention basins within the proposed
Drainage Area A. Five proposed detention basin, Basins Al, A2, A3, A4, and A5, are proposed in
Drainage Area A to reduce the peak runoff from the Buildout Area, utilizing the 0.308 cubic feet
per second per acre (cfs/acre) maximum discharge rate as required by the City, before
ultimately discharging into the Katella Avenue Storm Drain. As discussed, the peak runoff would
be greatly reduced when compared to the existing condition, which would improve the
downstream system hydraulic conditions. Discharge to Katella Avenue would not exceed the
existing condition discharge for the 10-, 25- and 100-year expected value storm event.

o DMA-A1 includes approximately 7.33 acres of land, with runoff flows traveling from north to
south and discharging to the Katella Avenue Storm Drain. DMA-A1 is proposed to be
approximately 85 percent impervious. Stormwater treatment within DMA-A1 would be
provided through the use of proprietary flow-based biofiltration systems. Alternatively,
Basin A1 may treat stormwater before discharging into the Katella Avenue Storm Drain if the
final site plan design allows.

o DMA-A2 includes approximately 6.52 acres of land, with runoff flows traveling from north to
south and discharging to the Katella Avenue Storm Drain. DMA-A2 is proposed to be
approximately 85 percent impervious. Stormwater treatment within DMA-A2 would be
provided through the use of proprietary flow-based biofiltration systems. Alternatively,
Basin A2 may treat stormwater before discharging into the Katella Avenue Storm Drain if the
final site plan design allows.

o DMA-B includes approximately 8.86 acres of land, with runoff flows traveling from north to
south. Stormwater runoff within DMA-B would discharge to the proposed storm drain line in
the proposed Moody Street extension (Storm Drain Line A), which ultimately discharges to
the Katella Avenue Storm Drain. DMA-B is proposed to be approximately 85 percent
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impervious. Stormwater treatment within DMA-B would be provided through the use of
proprietary flow-based biofiltration systems. Alternatively, Basin A5 may treat stormwater
before discharging into the Katella Avenue Storm Drain if the final site plan design allows.

o DMA-H1 includes approximately 2.00 acres of land, with runoff flows traveling from west to
east and discharging to the Katella Avenue Storm Drain. DMA-H1 is proposed to be
approximately 85 percent impervious. Stormwater runoff within DMA-H1 would either be
treated via a proprietary flow-based biofiltration system or Basin A4.

o DMA-H2 includes approximately 1.75 acres of land, with runoff flows traveling from west to
east and discharging to the Katella Avenue Storm Drain. DMA-H2 is proposed to be
approximately 85 percent impervious. Stormwater runoff within DMA-H2 would also either
be treated via a proprietary flow-based biofiltration system or Basin A4.

o DMA-S3 includes approximately 1.06 acres of the proposed Vessels Circle extension and
would be approximately 90 percent impervious. Within DMA-S3 runoff flows would
converge to a low point near the southwest corner of DMA-C where stormwater would be
captured and treated via a proprietary flow-based biofiltration system and discharged to the
Katella Avenue Storm Drain.

o DMA-S5 includes approximately 1.94 acres of the proposed Vessels Circle and Moody Street
extensions and would be approximately 90 percent impervious. Within DMA-S5 runoff flows
would travel from north to south and would be captured and treated via a proprietary flow-
based biofiltration system and discharged to the proposed storm drain line in the proposed
Moody Street extension (Storm Drain Line A) and ultimately the Katella Avenue Storm Drain.

e Drainage Area B consists of the western portion of the Buildout Area, west of Drainage Area C,
and includes approximately 36.78 acres of land. Proposed development within Drainage Area B
would include single-family residential, medium-family residential, and senior housing uses.
Stormwater within Drainage Area B would generally flow from northeast to southwest. Surface
flows in this area would be conveyed through a proposed storm drain line (Storm Drain Line B)
to discharge into the existing 48-inch storm drain line that begins at Enterprise Drive and
ultimately connects to the existing 48-inch Lexington Drive Storm Drain. Three detention basins,
Basins B1, B2, and B3, are proposed in Drainage Area B to reduce the peak runoff from the
Buildout Area, utilizing the 0.308 cfs/acre maximum discharge rate as required by the City.

o DMA-C includes approximately 23.08 acres of land, with runoff flows traveling northeast to
southwest and discharging to the Lexington Drive Storm Drain, which ultimately discharges
to the Katella Avenue Storm Drain. DMA-C is proposed to be approximately 80 percent
impervious. Stormwater treatment within DMA-C would be provided through the use of
proprietary flow-based biofiltration systems. Alternatively, Basin B1 may treat stormwater
before discharging into the Lexington Drive Storm Drain if the final site plan design allows.

o DMA-D1 includes approximately 6.38 acres of land, with runoff flows traveling from west to
east and discharging to the Lexington Drive Storm Drain, which ultimately discharges to the
Katella Avenue Storm Drain. DMA-D1 is proposed to be approximately 80 percent
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impervious. Stormwater treatment within DMA-D1 would be provided through the use of
proprietary flow-based biofiltration systems. Alternatively, Basin B3 may treat stormwater
before discharging into the Lexington Drive Storm Drain if the final site plan design allows.

o DMA-E1 includes approximately 7.31 acres of land, with runoff flows traveling from north to
south and discharging to the Lexington Drive Storm Drain, which ultimately discharges to
the Katella Avenue Storm Drain. DMA-E1 is proposed to be approximately 80 percent
impervious. Stormwater treatment within DMA-E1 would be provided via either Basin B2 or
through the use of proprietary flow-based biofiltration systems, ultimately discharging into
the Lexington Drive Storm Drain, depending on the final site plan design.

e Drainage Area C consists of the central portion of the Buildout Area, between Drainage Area A
and Drainage Area B, and includes approximately 61.87 acres of land. Proposed development
within Drainage Area C would include single-family residential and medium-family residential,
with the remaining portion to be developed with park and recreational uses. Drainage Area C is
divided by the proposed Moody Street extension, with stormwater runoff generated to the west
of the street extension set to flow northeasterly and runoff produced to the east of the street
extension to flow northwesterly. All surface runoff from Drainage Area C would be conveyed via
a proposed storm drain line (Storm Drain Line C) to the proposed detention basin, Basin C, in the
park area. Depending on the final design considerations of the ultimate buildout condition,
Basin C would be designed as either an underground detention system and/or a surface
detention basin that would collect and store the 100-year high-confidence storm event runoff
volume. The stormwater runoff collected in Basin C would be fully retained during the storm
event until the flow in the Cerritos Avenue Storm Drain system has fully subsided. Then, the
runoff volume stored in Basin C would be pumped out to the Cerritos Avenue Storm Drain at a
rate specified by the maximum conveyance capacity of the line.

o DMA-D2 includes approximately 12.63 acres of land and is proposed to be approximately 80
percent impervious. Within DMA-D2, stormwater runoff flows would travel west to east and
discharge to Basin C in the proposed park area. As discussed above, the stormwater runoff
collected in Basin C would be fully retained during the storm event until the flow in the
Cerritos Avenue Storm Drain system has fully subsided. Then, the runoff volume stored in
Basin C will be pumped out to the Cerritos Avenue Storm Drain at a rate specified by the
maximum conveyance capacity of the line. Stormwater treatment within DMA-D2 would be
provided thought the use of proprietary flow-based biofiltration systems. Alternatively,
Basin C may treat stormwater if the final site plan design allows.

o DMA-E2 includes approximately 19.83 acres of land, with runoff being routed to Basin C
within the park area, similar to DMA-D2. DMA-E2 is proposed to be approximately 80
percent impervious. As discussed above, the stormwater runoff collected in Basin C would
be fully retained during the storm event until the flow in the Cerritos Avenue Storm Drain
system has fully subsided. Then, the runoff volume stored in Basin C will be pumped out to
the Cerritos Avenue Storm Drain at a rate specified by the maximum conveyance capacity of
the line. Stormwater treatment within DMA-E2 would be provided through the use of
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proprietary flow-based biofiltration systems. Alternatively, Basin C may treat stormwater if
the final site plan design allows..

o DMA-F generally consist of the proposed park area and includes approximately 7.37 acres of
land. DMA-F would include the proposed Basin C and would be approximately 80 percent
impervious. Similar to DMAs-D2 and E2, stormwater runoff flows within DMA-F would
discharge to Basin C in the proposed park area and be treated by either Basin C or through
the use of proprietary flow-based biofiltration systems, depending on the final site plan
design.

o DMA-G1 includes approximately 18.71 acres of land, with runoff flows draining towards the
proposed park area and Basin C. DMA-G1 is proposed to be approximately 80 percent
impervious. Stormwater treatment within DMA-G1 would be provided via either Basin C in
the proposed park area or through the use of proprietary flow-based biofiltration systems,
depending on the final site plan design.

o DMA-G2 includes approximately 1.94 acres of land, with runoff flows discharging to Basin
A3 and ultimately to the Katella Avenue Storm Drain. DMA-G2 is proposed to be
approximately 80 percent impervious. Stormwater treatment within DMA-G2 would be
provided via either Basin A3 or through the use of proprietary flow-based biofiltration
systems depending on the final site plan design.

o DMA-S1 includes approximately 1.74 acres of the proposed Moody Street extension and
would be approximately 90 percent impervious. Within DMA-S1 runoff flows would travel
from south to north and would be treated through the use of proprietary flow-based
biofiltration systems. Once treated, stormwater would be routed to Basin C for detention
and subsequent discharge to the Cerritos Avenue Storm Drain.

o DMA-S2 includes approximately 1.60 acres of the proposed Moody Street extension and
would be approximately 90 percent impervious. Within DMA-S2 runoff flows would travel
from south to north and would be treated through the use of proprietary flow-based
biofiltration systems. Once treated, stormwater would be routed to Basin C for detention
and subsequent discharge to the Cerritos Avenue Storm Drain.

Drainage Area A also includes DMA-S4 and DMA-8. DMA-S4 encompasses approximately 0.23 acre
of the proposed Vessels Circle extension and a portion of the land already developed as part of the
Melia Homes, Belmont residential project. Within DMA-S4, the existing drainage pattern would be
maintained, and runoff flows would be captured and treated via a proprietary flow-based
biofiltration system and discharged to the proposed storm drain line in the proposed Vessels Circle
extension (Storm Drain Line A) and ultimately the Walker Street Storm Drain.

Approximately 11.57 acres of Drainage Area A is comprised of a portion of the Grace Church
property and a portion of the existing race track that will be transferred by LARC to Grace Church as
part of the land swap (Lot 8, per separate agreement and as depicted in the Vesting Tentative Tract
Map [VTTM]). DMA-8 includes approximately 4.18 acres of Lot 8 that would be owned by Grace
Church as part of this land swap deal. This portion of the Grace Church property currently discharges
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to the eastern race course lake, pursuant to a Declaration of Drainage Easement recorded on
November 12, 2010, as Instrument No. 2010 in the Official Records of Orange County, California. As
permitted by this easement agreement, the redevelopment of the LARC property would require an
alteration in the design of the Grace Church drainage system. To preserve the existing drainage
pattern of the Grace Church property, a proposed surface-level detention basin would be graded in
Lot 8 (Lot 8 Basin) that intercepts the flows of the existing double 24-inch RCP line from Grace
Church. Stormwater runoff within DMA-8 would either be treated via a proprietary flow-based
biofiltration system or the Lot 8 Basin, depending on the final site design. The construction of the
Lot 8 Basin would be done concurrently or as close to concurrently as feasible with the
redevelopment of any portion of Lot 7 that would eliminate the use of the eastern race course lake.
Discharge from the Lot 8 Basin will be pumped to Storm Drain Line A within Vessels Circle, at a
controlled rate of 0.308 cfs/acre of its tributary area during the 100-year storm event. All
improvements to Lot 8 related to the Grace Church drainage system would be completed by the
project Applicant per the Drainage Easement.

Ultimately, all stormwater from the entire Buildout Area would be discharged to the Los Alamitos
Channel, consistent with existing conditions. The proposed on-site storm drain system would be
adequately sized to accommodate project generated stormwater runoff and prevent on-site
flooding.

As previously discussed, operation of the proposed project has the potential to introduce pollutants
to the adjacent storm drain system from the proposed on-site uses. However, as specified in
Regulatory Compliance Measure HYD-3, permanent operational BMPs that target and reduce
pollutants of concern in stormwater runoff would be implemented and maintained throughout the
life of the proposed project. Regulatory Compliance Measure HYD-3 is an existing NPDES
requirement with which the project is required to comply. Regulatory Compliance Measure HYD-3
would prevent substantial additional sources of polluted runoff being discharged to the storm drain
system through implementation of operational BMPs to target pollutants of concern in runoff from
the Buildout Area, as discussed in more detail above under Thresholds 4.10.4, 4.10.5, and 4.10.15.

The Drainage Report (Appendix H-1) prepared for the proposed project evaluated the hydrologic
and hydraulic conditions of the City-owned drainage facilities, as well as proposed Capital
Improvement Projects that improve the existing storm drain system deficiencies. The drainage
facilities that the proposed project would discharge to are the Cerritos Avenue Storm Drain, the
Katella Avenue Storm Drain, and the Lexington Drive Storm Drain, which are tributary to the Katella
Avenue Storm Drain. According to the City’s Master Plan of Drainage® (City MPD), the existing
Cerritos Avenue Storm Drain is severely deficient to convey the flows of the regional watershed.
However, the downstream 60-inch Cerritos Avenue Storm Drain line is recommended to be
improved to a 6-foot by 4-foot reinforced concrete box (RCB) as part of the City’s Capital
Improvement Projects. The Drainage Report determined that due to its limited capacity, the
proposed project would not be discharged to the Cerritos Avenue Storm Drain during the 25-year
high confidence (100-year expected value) storm event. The proposed Basin C within Drainage
Area C would hold the 100-year high confidence storm event volume on site and slowly release
stormwater via a pump system once the storm event peak flows have passed, similar to the

37 City of Cypress. 2007. Master Plan of Drainage. May.
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historical existing condition. Because the Cerritos Avenue Storm Drain line is recommended to be
improved as part of the City’s Capital Improvement Projects, no other improvements are required as
part of the proposed project.

The City MPD did not make any recommendations for improvements to the Katella Avenue Storm
Drain, and it did not analyze this storm drain system. However, the Drainage Report determined the
storm drain system to be severely deficient, lacking the capacity to convey the existing 25-year high
confidence flows. Development within the Buildout Area would need to reduce the flows discharged
to the Katella Avenue Storm Drain based on the storm drain’s capacity. As discussed above, the
proposed basins within Drainage Area A and Drainage Area C would reduce the peak runoff by
approximately 72 percent before discharging into the Katella Avenue Storm Drain, which would
improve the downstream system hydraulic conditions and reduce current deficiencies within the
system. Therefore, implementation of the proposed project would not adversely affect the
downstream receiving systems.

According to the City MPD, the Lexington Drive Storm Drain is considered sufficient under its current
conditions. With the proposed basins within Drainage Area B, the proposed project would match or
reduce the peak discharge to this storm drain line when compared to the existing condition.
Therefore, the proposed project would have no adverse effects on the downstream receiving
systems.

Based on the results of the Drainage Report, the proposed project would not adversely affect the
downstream receiving drainage facilities. The hydrology and hydraulics of all adjacent drainage
facilities were analyzed under their existing and proposed conditions, and appropriate design
strategies and project design features are proposed to maintain and improve the downstream
hydraulic capacity of the storm drain facilities.

With implementation of the proposed storm drain systems and detention system, operational
impacts related to a substantial increase in the rate or amount of surface runoff, flow, and volume
that would result in flooding would be less than significant. In addition, operational impacts related
to creation or contribution of runoff water that would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff would be
less than significant, and no mitigation is required.

Furthermore, all future physical improvements within the Buildout Area would be required to
demonstrate that proposed drainage improvements would be sized appropriately to accommodate
any potential increase in flow so that on-site flooding would not occur. Future development projects
would also be subject to separate environmental reviews on a project-specific basis, in accordance
with the provisions of CEQA.

In addition, future projects facilitated by the proposed project would be evaluated for site-specific
impacts to hydrology and water quality and would include appropriate mitigation (as necessary) to
address impacts related to violation of water quality standards or waste discharge requirements or
degradation of water quality. Furthermore, the Buildout Area is comprised of parcels with existing
development or parcels that have been previously graded such that there are no streams or rivers
traversing any portion of the Buildout Area. Therefore, implementation of the proposed project
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would result in a less than significant impact related to substantially altering the drainage pattern of
the Buildout Area in a manner that would result in flooding on- or off-site, exceeding the capacity of
the adjacent stormwater drainage systems, or providing substantial additional sources of polluted
runoff with adherence to Regulatory Compliance Measure HYD-3. In addition, with adherence to
Regulatory Compliance Measure HYD-3, implementation of the proposed project would not create
a significant adverse environmental impact to drainage patterns due to changes in runoff flow rates
or volumes. Impacts would be less than significant, and no mitigation is required.

4,10.6.4 Flooding Impacts

Threshold 4.10.7: Would the project place housing within a 100-year flood hazard area as
mapped on a federal Flood Hazard Boundary or Flood Insurance Rate Map
or other flood hazard delineation map?

Threshold 4.10.8: Would the project place within a 100-year flood hazard area structures
which would impede or redirect flood flows?

No Impact. The Buildout Area is not located within a 100-year floodplain. According to FEMA FIRM
No. 06059C0116J (December 3, 2009), the Buildout Area is located within Zone X, which comprises
areas of 0.2 percent annual chance flood (500-year flood). As the Buildout Area is not located within
a 100-year floodplain, the proposed project would not place housing or structures within a 100-year
flood hazard area. No impact, during either construction or operation of the proposed project,
would occur.

Threshold 4.10.9: Would the project expose people or structures to a significant risk of loss,
injury or death involving flooding, including flooding as a result of the
failure of a levee or dam?

Less Than Significant Impact. The Buildout Area is not located within the inundation zone of a levee;
however, it is within the inundation zone of Prado Dam.*® The functionality of Prado Dam, which
was originally designed in the 1930s, was enhanced by Seven Oaks Dam, which was completed in
1999 and is approximately 40 miles upstream on the Santa Ana River. During a flood, Seven Oaks
Dam stores water destined for Prado Dam for as long as the reservoir pool at Prado Dam is rising.
When the flood threat at Prado Dam has passed, Seven Oaks Dam begins to release its stored flood
water at a rate that does not exceed the downstream channel capacity. Working in tandem, the
Prado and Seven Oaks Dams provide increased flood protection to Orange County.

Prado Dam is maintained and inspected to ensure its integrity and to ensure that risks are
minimized. The USACE Dam Safety Program re-rated the dam to be a high urgency (DSAC Rating Il)
and was scheduled to undergo modification to the existing spillway in 2021 to address safety
concerns.* In addition, construction of the Santa Ana River Mainstem Project was initiated in 1989,

3 City of Anaheim. 2022. Be Ready Anaheim — Know the Hazards. May 18. Website: https://gis.anaheim.
net/portal/apps/experiencebuilder/experience/?id=18a98741d67f49ccb4021813182688be&page=Be-
Ready-Anaheim&views=Dam-Inundation (accessed March 2026).

39 City of Anaheim. 2022. Local Hazard Mitigation Plan. May 18.
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and is scheduled for completion in 2025.%° The Santa Ana River Mainstem Project will increase levels
of flood protection to more than 3.35 million people in Orange, San Bernardino, and Riverside
Counties. Improvements to 23 miles of the Lower Santa Ana River channel, from Prado Dam to the
Pacific Ocean, are 95 percent complete, with the remaining bank protection improvements in Yorba
Linda currently under construction. Improvements to the Santa Ana River channel include
construction of new levees and dikes. In addition, the Santa Ana River Mainstem Project includes
improvements to Prado Dam that are currently underway and are estimated to be completed in
2025. The Prado Dam embankment has been raised, and the outlet works have been reconstructed
to convey additional discharges. Remaining improvements to Prado Dam include acquisition of
additional land for the expansion of the Prado Reservoir, construction of protective dikes, and
raising of the spillway.*! Another project currently underway behind the dam includes the Alcoa
Aluminum Plant Dike, which is anticipated to protect several neighboring properties along Rincon
Road in the City of Corona from a 190-year flood event. Generally, there is water impounded behind
the dam during most of the year, but the reservoir can be empty during drought events.*?

Although the proposed project would facilitate the construction of new structures in a dam
inundation zone, the proposed project would not increase the chance of inundation from failure of
Prado Dam. Additionally, the potential for dam failure is remote and the City’s emergency
evacuation plans would be implemented if the dam were susceptible to rupture during heavy rain or
other events. Therefore, proposed project impacts related to the exposure of people and structures
to significant risk associated with flooding as a result of dam failure would be less than significant,
and no mitigation is required.

Threshold 4.10.10: Would the project be subject to inundation by seiche, tsunami, or mudflow?

No Impact. The Buildout Area is relatively flat and not at risk of mudflow. The Buildout Area is also
not located in an area mapped by the California Emergency Management Agency as being
potentially inundated by a tsunami.*® Seiches are waves that are created in an enclosed body of
water such as a bay, lake, or harbor and go up and down or oscillate and do not progress forward
like standard ocean waves. There are no enclosed bodies of water within 3 miles of the Buildout
Area. Due to the distance from the nearest enclosed body of water to the Buildout Area, the
Buildout Area is not in a seiche hazard zone. Therefore, no impact from inundation by seiche,
tsunami, or mudflow would occur.

4.10.6.5 Impacts from Increased Impervious Surfaces

Threshold 4.10.14: Would the project result in increased impervious surfaces and associated
increased runoff?

40 santa Ana River Flood Protection Agency (SARFPA). 2023. SARFPA Executive Committee Meeting Minutes.
September 28.

4 bid.

42 City of Anaheim. 2022. Local Hazard Mitigation Plan. May 18.

43 California Department of Conservation (DOC). 2022. Solano County Tsunami Hazard Areas. Website:
https://www.conservation.ca.gov/cgs/tsunami/maps/solano (accessed March 2026).
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Less Than Significant Impact. According to the PWQMP prepared for the proposed project,
implementation of the proposed project would increase the amount of impervious surface area
within the Buildout Area by 11 percent, from approximately 78.02 acres (59 percent) to
approximately 92.39 acres (70 percent), which would increase stormwater runoff within the
Buildout Area. However, as discussed under Thresholds 4.10.4, 4.10.5, and 4.10.15, the proposed
project would include an on-site stormwater system and detention facilities in order to control the
increase in runoff within the Buildout Area such that no flooding, on- or off-site, would occur and
the capacity of the downstream stormwater facilities would not be exceeded. Therefore, impacts
would be less than significant, and no mitigation is required.

4.10.6.6 Impacts on Impaired Water Bodies

Threshold 4.10.16: Would the project be tributary to an already impaired water body, as
listed on the Clean Water Act Section 303(d) list? If so, can it result in an
increase in any pollutant for which the water body is already impaired?

Less Than Significant Impact. According to the PWQMP, receiving waters for the Buildout Area
include the Cerritos Avenue Storm Channel, the Katella Avenue Storm Channel, the Los Alamitos
Channel, the Bolsa Chica Channel, the San Gabriel River (Reach 1), the San Gabriel River Estuary, San
Pedro Bay (near/off-shore zones), Huntington Harbor, Anaheim Bay, and Alamitos Bay. According to
the most recent USEPA approved 302(d) list (2024), the Bolsa Chica Channel is impaired for
ammonia, indicator bacteria, and pH, Huntington Harbor is impaired for chlordane, copper, indicator
bacteria, lead, PCBs, and toxicity, and Anaheim Bay is impaired for nickel, PCBs, and toxicity. The
most recent USEPA approved 203(d) list (2024) does not list any impairments for San Gabriel River
(Reach 1), Alamitos Bay, and San Pedro Bay (near/offshore zones).*

Construction. As discussed above, construction of the proposed project has the potential to
introduce pollutants to the storm drain system from erosion, siltation, and accidental spills. During
construction activities, excavated soil would be exposed and there would be an increased potential
for soil erosion and sediment to reach downstream receiving waters, which could result in decreases
in dissolved oxygen levels. During construction activities, chemicals, liquid products, petroleum
products (e.g., paints, solvents, and fuels), and concrete-related waste may be spilled or leaked.
Therefore, construction has the potential to contribute to the temperature and pH impairments.
Leaks from grading and earthmoving equipment are sources of chemicals, liquid products, and
petroleum products if the equipment leaks and could contribute to the metals (nickel and copper)
and pH impairments in downstream receiving waters. If concrete-related wastes are spilled or
leaked, they could affect the pH of downstream receiving waters. Temporary or portable sanitary
facilities provided for construction workers could be a source of sanitary waste and contribute to
downstream indicator bacteria impairments. However, sanitary waste generated from temporary or
portable sanitary facilities would be disposed of in compliance with all applicable regulations.
Project construction would not involve use of dioxin, which was banned in the United States in 1979.
Therefore, construction of the proposed project would not contribute to the dioxin impairment.

44 State Water Resources Control Board (SWRCB). 2024. 2024 California Integrated Report. Website:
https://www.waterboards.ca.gov/water_issues/programs/water_quality_assessment/2024-integrated-
report.html (accessed April 2025).
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As discussed under Thresholds 4.10.1, 4.10.6, 4.10.11, 4.10.12, and 4.10.18 and required by
Regulatory Compliance Measure HYD-1, the proposed project would be required to comply with
the requirements of the Construction General Permit as construction of future development
facilitated by the proposed project is anticipated to disturb greater than 1 acre of soil. However, as
the specific design and sequencing of future development projects cannot be determined at this
time, future projects may disturb less than 1 acre of soil and the Construction General Permit would
not be applicable. If construction of future development associated with the proposed project
would disturb less than 1 acre of soil and is not a part of a larger common plan, those projects would
be required to comply with Section 4.106 of the CALGreen Code during construction. As specified in
Regulatory Compliance Measure HYD-1, compliance with the Construction General Permit requires
preparation of a SWPPP to identify construction BMPs to be implemented during project
construction to reduce impacts to water quality and compliance with Section 4.106 of the CALGreen
Code requires implementation of BMPs to prevent flooding and erosion and to retain sediment on
site. Construction BMPs would include, but not be limited to, Erosion and Sediment Control BMPs
designed to minimize erosion and retain sediment on-site, as well as Good Housekeeping BMPs to
prevent spills, leaks, and discharge of construction debris and waste into receiving waters. In
addition, during construction period groundwater dewatering, Regulatory Compliance Measure
HYD-2 would ensure that pollutants are not introduced to receiving waters and that water quality
standards and waste discharge requirements are met. Therefore, compliance with all applicable
federal, state, and local regulations including Regulatory Compliance Measures HYD-1 and HYD-2,
potential construction impacts related to an increase in pollutants for which the receiving
waterbody is already impaired as listed on the CWA Section 303(d) list would be less than
significant, and no mitigation is required.

Operation. During operation, expected pollutants of concern include suspended solids, nutrients,
heavy metals, pathogens, pesticides, oil and grease, toxic organic compounds, and trash and debris.
Pets utilizing the landscaped areas would be a potential source of pathogens (e.g., fecal matter)
which could contribute to the indicator bacteria and dissolved oxygen impairment. Vehicles
operating within the Buildout Area could be a source of heavy metals (nickel and copper) if not
properly maintained. Proper maintenance would minimize the potential for leaks or spills of oils,
fuels, and other contaminants. Therefore, while there is the potential for operational pollutants to
contribute to the indicator bacteria, nickel, copper, pH, and temperature impairments in receiving
waters, project operation would not involve the use of dioxin. All activities would be conducted in
accordance with applicable federal, state, and local regulations and the operations would not
contribute to the pollutant impairment.

As specified in Regulatory Compliance Measure HYD-3, operational water quality BMPs would be
implemented and maintained during operation to target and reduce pollutants in stormwater runoff
from the Buildout Area prior to discharge to receiving waters. The Source Control and LID BMPs
specified in the PWQMP would target and reduce pollutants in stormwater runoff from the Buildout
Area, including those contributing to downstream water quality impairments. Therefore, compliance
with Regulatory Compliance Measure HYD-3, potential operational impacts related to an increase
in pollutants for which the receiving waterbody is already impaired as listed on the CWA Section
303(d) list would be less than significant, and no mitigation is required.
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4.10.6.7 Impacts on Environmentally Sensitive Areas

Threshold 4.10.17: Would the project be tributary to other environmentally sensitive areas? If so,
can it exacerbate already existing sensitive conditions?

Less Than Significant Impact. According to the Orange County MS4 Permit, Environmentally
Sensitive Areas are areas such as those designated as Areas of Special Biological Significance (ASBS)
or waterbodies listed on the CWA Section 303(d) list of impaired waters. The Buildout Area is not
tributary to an ASBS.* As discussed above, compliance with Regulatory Compliance Measures
HYD-1, HYD-2, and HYD-3, the proposed project would not result in an increase in pollutants for
which the receiving waterbody is already impaired as listed on the CWA Section 303(d) list.
Therefore, the proposed project would not exacerbate already existing sensitive conditions in
receiving waters listed on the CWA Section 303(d) list of impaired waters. Impacts would be less
than significant, and no mitigation is required.

Threshold 4.10.21: Would the project impact aquatic, wetland, or riparian habitat?

Less Than Significant with Mitigation Incorporated. As discussed in Section 4.4, Biological
Resources, no riparian habitat currently exists within the Buildout Area. However, five potential
jurisdictional water resources currently exist within the Buildout Area, including three artificial
ponds, one drainage feature, and one detention basin. The three artificial ponds are located within
the LARC racetrack area and are manmade. As such, the ponds are hydrologically isolated and not
subject to regulation by the USACE. However, these ponds still have the potential to be regulated by
the Santa Ana RWQCB under the State Porter-Cologne Water Quality Control Act and by the
California Department of Fish and Wildlife (CDFW) under Section 1600 of the Fish and Game Code.
In addition, the field survey performed as part of the Biological Resources Assessment (BRA)
(Appendix C) indicated that the ponds contained hydrophytic vegetation along portions of their
shoreline, including species that would be considered wetland indicators. Therefore, these portions
of the ponds may be classified as wetlands under the Santa Ana RWQCB's jurisdiction.

The existing detention basin is located along the southern Buildout Area boundary, at the northwest
corner of the existing residential development located south of the Buildout Area, and the existing
drainage feature extends east from this detention basin. The drainage feature originates from a
culvert beneath the road just northwest of the existing parking lot. This drainage is an ephemeral,
earthen bottom drainage created to carry stormwater. Sparse ruderal vegetation was observed
within this drainage area. Therefore, the drainage is expected to be regulated by the Santa Ana
RWQCB and CDFW; however, the BRA did not determine if it would be regulated by the USACE. The
detention basin is a manmade basin entirely lined with polyethylene created to capture flows and
appears to divert accumulated water into the adjacent drainage that terminates into an
underground drain system. Similar to the drainage feature, the detention basin is expected to be
regulated by the Santa Ana RWQCB and CDFW; however, the BRA did not determine if it would be
regulated by the USACE.

4 State Water Resources Control Board (SWRCB). 2017. California’s Areas of Special Biological Significance.
Website: https://www.Waterboards.ca.gov/water_issues/programs/ocean/asbs_map.shtml (accessed
March 2026).
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According to the BRA, if impacts to these features are expected, regulatory permits may be
required, including those under Section 404 of the CWA as administered by the USACE, the Water
Quality Certification under Section 401 of the CWA or Waste Discharge Requirements under the
Porter-Cologne Water Quality Control Act as administered by the Santa Ana RWQCB, or the
Streambed Alteration Agreement under Section 1602 of the California Fish and Game Code as
administered by CDFW, as detailed in Mitigation Measure BIO-1 in Section 4.4. Therefore, with
implementation of Mitigation Measure BIO-1, potential impacts on aquatic, wetland, or riparian
habitat with implementation of the proposed project would be less than significant.

4.10.6.8 Impacts on Groundwater Quality

Threshold 4.10.19: Would the project have a potentially significant adverse impact on
groundwater quality?

Threshold 4.10.20: Would the project cause or contribute to an exceeded applicable surface
or groundwater receiving water quality objectives or degradation of
beneficial uses?

Less Than Significant Impact. As discussed above, the Geotechnical Investigation indicated that
groundwater within the Buildout Area has a historic groundwater depth of less than 10 feet below
ground surface. Based on exploratory borings performed as part of the Geotechnical Investigation,
groundwater within the Buildout Area is shallow, ranging from approximately 5 to 12.5 feet below
ground surface. Because of the presence of shallow groundwater, it is likely that groundwater
dewatering would be required during excavation activities. Although groundwater dewatering
would be required, dewatered groundwater would be discharged to the storm drain system rather
than back into groundwater and therefore would not introduce pollutants to groundwater.
Infiltration of stormwater has the potential to affect groundwater quality in areas of shallow
groundwater. However, according to the Geotechnical Investigation prepared for the project, the
on-site soils are not favorable for infiltration. Specifically, on-site soils are classified as Soil Group C,
which have slow infiltration rates when thoroughly wetted and have a slow rate of water
transmission. Therefore, minimal infiltration would occur on site during construction and operation.
In addition, dewatering activities during excavation and removal of the three artificial lakes would
be conducted in accordance with the Construction Dewatering Permit, which requires testing and
treatment (as necessary) of water encountered during dewatering prior to release to the storm
drain system. As a result, dewatering activities would not introduce pollutants to receiving waters at
levels that would violate water quality standards or waste discharge quality, increase pollutant
discharge, or alter the quality of the groundwater. Project construction and operation would also
not involve groundwater injection. Therefore, construction and operation of the proposed project
would not substantially degrade groundwater quality or result in the exceedance of water quality
objectives or degradation of beneficial uses, and impacts would be less than significant, and no
mitigation is required.

4.10.6.9 Impacts from Stormwater Treatment Control BMPs.

Threshold 4.10.22: Would the project include new or retrofitted stormwater treatment
control Best Management Practices (e.g., water quality treatment basin,
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constructed treatment wetlands), the operation of which could result in
significant environmental effects (e.g., increased vectors or odors)?

Less Than Significant Impact. As discussed above, the project would include implementation of
operational BMPs to reduce impacts related to hydrology and water quality. Stormwater treatment
in the Buildout Area would be provided using proprietary flow-based biofiltration systems.
Alternatively, proposed detention basins may treat stormwater before discharging into the City’s
surrounding storm drain infrastructure, depending on the final site plan design. These BMPs would
not result in additional impacts not already evaluated throughout this Draft EIR. These BMPs would
be designed and routinely inspected and maintained to reduce impacts related to vectors and odors.
Therefore, impacts related to BMPs would be less than significant, and no mitigation is required.

Furthermore, future development facilitated by the proposed project would be required to
demonstrate that new or retrofitted stormwater treatment BMPs would not cause significant
environmental impacts occur. Future development projects would also be subject to separate
environmental review on a project-specific basis, in accordance with the provisions of CEQA.
Additionally, a project-specific WQMP would be required that details operational BMP maintenance
and inspection plans which would minimize potential odors and vectors. Therefore, impacts related
to BMPs would be less than significant, and no mitigation is required.

4.10.7 Level of Significance Prior to Mitigation

Construction and operational impacts related to hydrology and water quality would be less than
significant with adherence to Regulatory Compliance Measures HYD-1 through HYD-3.

4.10.8 Regulatory Compliance Measures and Mitigation Measures
4.10.8.1 Regulatory Compliance Measures

The following regulatory compliance measures are existing federal, state, and local regulations
applicable to the proposed project and are considered in the analysis of potential impacts related to
hydrology and water quality. Because these requirements are established by federal, state, and local
law, they do not constitute CEQA mitigation measures.

Regulatory Compliance Measure HYD-1 Construction General Permit. If construction of
future projects associated with the proposed
project would disturb greater than 1 acre of sail,
prior to commencement of construction activities
within the proposed Buildout Area, the
Construction Contractor shall obtain coverage
under the National Pollutant Discharge Elimination
System (NPDES) General Permit for Stormwater
Discharges Associated with Construction and Land
Disturbance Activities, Order WQ 2022-0057-DWQ,
NPDES No. CAS000002 (Construction General
Permit), or any other subsequent permit. This shall
include  submission of Permit Registration
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Documents, including permit application fees, a
Notice of Intent (NOI), a risk assessment, a site plan,
a Stormwater Pollution Prevent Plan (SWPPP), a
signed certification statement, and any other
compliance-related documents required by the
permit, to the State Water Resources Control Board
via the Stormwater Multiple Application and Report
Tracking System (SMARTS). Construction activities
shall not commence until a Waste Discharge
Identification Number is obtained for the project
from the SMARTS and provided to the Director of
Public Works for the City of Cypress, or designee, to
demonstrate that coverage under the Construction
General Permit has been obtained. Project
construction shall comply with all applicable
requirements specified in the Construction General
Permit, including but not limited to, preparation of
a SWPPP and implementation of construction site
best management practices (BMPs) to address all
construction-related activities, equipment, and
materials that have the potential to impact water
quality for the appropriate risk level identified for
the project. The SWPPP shall identify the sources of
pollutants that may affect the quality of storm
water and shall include BMPs (e.g., Sediment
Control, Erosion Control, and Good Housekeeping
BMPs) to control the pollutants in storm water
runoff. Upon completion of construction activities
and stabilization of the Buildout Area, a Notice of
Termination (NOT) shall be submitted via SMARTS.

If construction of future projects associated with
the proposed project would disturb less than 1 acre
of soil, prior to commencement of construction
activities within the Buildout Area, the Construction
Contractor shall provide evidence that project
construction would comply with Section 4.106 of
the 2019 California Green Building Standards Code
(CALGreen Code). Section 4.106 of the CALGreen
Code requires implementation of BMPs to prevent
flooding and erosion and to retain sediment on site
(e.g., Sediment Control, Erosion Control, and Good
Housekeeping BMPs).
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Regulatory Compliance Measure HYD-2

Regulatory Compliance Measure HYD-3

Construction Dewatering Permit. If groundwater
dewatering is required during excavation activities,
the Applicant/City shall obtain coverage under the
General Waste Discharge Requirements for
Discharges to Surface Woaters that Pose an
Insignificant (De Minimis) Threat to Water Quality,
Order No. R8-2020-0006, NPDES No. CAG998001
(Construction Dewatering Permit). This shall include
submission of a Notice of Intent (NOI) for coverage
under the permit to the Santa Ana Regional Water
Quality Control Board (RWQCB) at least 45 days
prior to the start of dewatering. Groundwater
dewatering activities shall comply with all
applicable provisions in the permit, including water
sampling, analysis, treatment (if required), and
reporting of dewatering-related discharges. Upon
completion of groundwater dewatering activities, a
Notice of Termination shall be submitted to the
Santa Ana RWQCB.

Orange County MS4 Permit/City Municipal Code.
Prior to issuance of a grading permit for future
projects associated with the proposed project, the
future project Applicant shall prepare and submit a
final project-specific water quality management
plan (WQMP) to specify BMPs that would be
implemented to capture, treat, and reduce
pollutants of concern in stormwater runoff in
compliance with the Waste Discharge Requirements
for the County of Orange, Orange County Flood
Control District and the Incorporated Cities of
Orange County within the Santa Ana Region
Areawide Urban Storm Water Runoff Orange
County, Order R8-2009-0030, NPDES No.
CAS618030, as amended by Order No. R8-2010-
0062 (Orange County MS4 Permit), Orange County
Drainage Area Management Plan (DAMP), and the
City of Cypress Local Implementation Plan (LIP). The
WQMP shall also incorporate the results of the Final
Hydrology and Hydraulic Analyses to demonstrate
that the bioretention facilities meet the
hydromodification requirements of the Orange
County MS4 Permit and Chapter 13-23 of the
Cypress Municipal Code. The City Engineer/Public
Works Director, or designee, shall ensure that the

P:\A-E\CCP2201.05 LARC EIR\PRODUCTS\3_Public Draft EIR 2\4.10 Hydrology and Water Quality_final.docx (03/12/26) 4.10-51



SPECIFIC PLAN 3.0 BuiLDOUT PROJECT DRAFT ENVIRONMENTAL IMPACT REPORT
CYPRESS, CALIFORNIA MARCH 2026

BMPs specified in the WQMP are incorporated into
the final project design of future projects associated
with the proposed project.

4.10.8.2 Mitigation Measures

Future development facilitated under the proposed project would be required to implement the
following Mitigation Measures.

Mitigation Measure BIO-1 Jurisdictional Delineation. (See Section 4.4, Biological Resources)

4.10.9 Level of Significance after Mitigation

The proposed project would not result in significant impacts related to hydrology and water quality,
and no mitigation is required.

4.10.10 Cumulative Impacts

For the cumulative analysis related to hydrology and water quality, the cumulative projects being
considered include the related projects within the same watershed as the proposed project (i.e., the
San Gabriel River Watershed) and/or discharging to the same storm drain systems as the proposed
project. Cumulative development in the San Gabriel River Watershed is a continuation of the
existing urban pattern of development that has already resulted in extensive modifications to
watercourses in the area. The area’s watercourses have been channelized, and drainage systems
have been put into place to respond to the past urbanization that has occurred in this area. For the
cumulative analysis related to hydrology and water quality, the cumulative projects being
considered include the related projects listed in Table 4.A: Summary of Related Projects and shown
in Figure 4.1: Related Projects, in Chapter 4.0, Existing Setting. These related projects are within the
same watershed as the proposed project (i.e., the San Gabriel River Watershed) and/or discharge to
the same storm drain systems as the proposed project (i.e., the Cerritos Avenue Storm Drain, Katella
Avenue Storm Drain, and Lexington Drive Storm Drain).

In addition, projects in the City also require the preparation and approval of a hydrology study
would be required to determine the hydrologic control required to minimize increases in runoff
from each site, so the projects are consistent with the PWQMP and Drainage Report and do not
exceed existing conditions or result in hydromodification impacts. In addition, the City would review
all development projects on a case-by-case basis to ensure that sufficient local and regional drainage
capacity is available. According to the City’s Master Plan of Drainage® (City MPD), the existing
Cerritos Avenue Storm Drain is severely deficient to convey the flows of the regional watershed.
However, the downstream 60-inch Cerritos Avenue Storm Drain line is recommended to be
improved to a 6-foot by 4-foot RCB as part of the City’s Capital Improvement Projects. In addition,
the Drainage Report determined the Katella Avenue Storm Drain system to be severely deficient,
lacking the capacity to convey the existing 25-year high confidence flows.

46 City of Cypress. 2007. Master Plan of Drainage. May.
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As discussed above and provided in the PWQMP and Drainage Report prepared for the proposed
project, the proposed project would include the construction of new stormwater infrastructure to
address the stormwater runoff from the Buildout Area with implementation of the proposed project
and improve existing deficient conditions. Specifically, the proposed project includes the
construction of a proposed storm drain line in the proposed Moody Street and Vessels Circle
extensions (Storm Drain Line A), a proposed storm drain line within Drainage Area B (Storm Drain
Line B), and a proposed storm drain line within Drainage Area C (Storm Drain Line C). Storm Drain
Line A would begin in Vessels Circle as a 24-inch RCP and would flow east to west towards Moody
Street. Along Moody Street, Storm Drain Line A would increase in size to a 36-inch storm drain
system that would connect to the existing 39-inch Katella Avenue Storm Drain. The Moody Street
extension would also include the construction of catch basin inlets that will ensure no surface runoff
from the proposed street will spill onto Katella Avenue as it would in the existing condition. In
addition, the proposed detention basins would be designed to hold the 100-year high confidence
storm event volume on site and slowly release stormwater via a pump system once the storm event
peak flows have passed in order to ensure that discharges to the Cerritos Avenue, Katella Avenue,
and Lexington Drive Storm Drain systems would not be adversely effected by stormwater from the
Buildout Area.

Each related project must also consider impaired receiving waters and TMDLs for receiving waters.
The TMDL program is designed to identify all constituents that adversely affect the beneficial uses of
water bodies and then identify appropriate reductions in pollutant loads or concentrations from all
sources so that the receiving waters can maintain/attain the beneficial uses in the Basin Plan. Thus,
by complying with TMDLs, a project’s contribution to overall water quality improvement in the San
Gabriel River Watershed in the context of the regulatory program is designed to account for
cumulative impacts.

Regional programs and BMPs such as TMDL programs and the MS4 Permit Program have been
designed under an assumption that the San Gabriel River Watershed would continue its pattern of
urbanization. The regional control measures contemplate the cumulative effects of proposed
development. The proposed project would be required to comply with the requirements of the
Construction General Permit or Section 4.106 of the CALGreen Code and the Orange County MS4
Permit and implement construction and operational BMPs to reduce pollutants in stormwater
runoff. Compliance with these regional programs and permits constitutes compliance with programs
intended to address cumulative water quality impacts. As stated above, each related project would
be required to develop a SWPPP, a WQMP, and a hydrology study, and would be evaluated
individually to determine appropriate BMPs and treatment measures to reduce impacts to surface
water quality and hydrology.

Many City storm drain systems, including the Katella Avenue Storm Drain, Cerritos Avenue Storm
Drain, and Walker Street Storm Drain systems, are deficient. Other related projects that would
discharge stormwater to the same storm drain systems as the proposed project would have the
potential to result in a cumulative impact related to storm drain capacity and flooding. As discussed
above, the proposed project includes new stormwater infrastructure that would address the
stormwater runoff from the Buildout Area with implementation of the proposed project and
improve existing deficient conditions. Therefore, the proposed project would improve stormwater
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infrastructure conditions at the Buildout Area and in the surrounding area. In addition, each
individual project would be required to prepare a hydrology study. The hydrology study would be
required to demonstrate that the project would reduce stormwater discharge at or below that
allowed by the City for the individual project site. The City has established discharge requirements
for each property within its jurisdiction. As those properties are developed or redeveloped, the
projects are required to reduce stormwater runoff from the property to meet the runoff restriction
established by the City. The runoff restriction ensures that as development and redevelopment
within the City continues, stormwater discharged to the existing storm drain system will continue to
be reduced, lessening the existing storm drain capacity deficit. Because the proposed project
includes an on-site detention system that would be adequately sized and designed to reduce flow to
the receiving storm drain systems, the project would not contribute to the existing storm drain
capacity deficit.

Further, some of the related projects identified in Table 4.A have undergone environmental review
pursuant to CEQA, which included an analysis of potential impacts related to hydrology and water
quality. According to the EIRs prepared for the Shae Properties Mixed Use Development Project
(Related Project 1), Melia Homes-Citrus Square Project (Related Project 2), and the Los Alamitos
Medical Center Project (Related Project 7), impacts hydrology and water quality would be less than
significant with implementation of construction and operational BMPs in compliance with local
ordinances and plans adopted to comply with requirements of the various NPDES permits. Further,
the EIRs determined that cumulative impacts related to hydrology and water quality would be less
than significant. In addition, Goodman Commerce Center Project (Related Project 3) was analyzed in
an Initial Study/Mitigated Negative Declaration (IS/MND), which determined that all impacts related
to hydrology and water quality would also be less than significant with implementation of
construction and operational BMPs and compliance with local ordinances and plans adopted to
comply with requirements of the various NPDES permits. The Sycamore Creek Charter School
Project (Related Project 6) and 4562 Katella Avenue Project (Related Project 8) were determined to
be exempt from CEQA review under Section 15332 of the State CEQA Guidelines (for infill
development) and Notices of Exemption (NOEs) were prepared. In order for a project to be exempt
under Section 15332 of the State CEQA Guidelines, the project site must not result in impacts related
to hydrology and water quality. As such, development of the related projects in combination with
the proposed project would not result in significant impacts related to hydrology and water quality.
The LTP Modern Machine Project (Related Project 5) and 8561 Belmont Street Project (Related
Project 4) would also be required to undergo environmental review pursuant to CEQA, which would
include an analysis of potential impacts related to hydrology and water quality and the identification
of any mitigation measures to reduce potential impacts, if necessary, and compliance with existing
regulations, including the NPDES program.

Each related project would be required to include construction and operational BMPs to reduce
impacts to water quality and hydrology in compliance with local ordinances and plans adopted to
comply with requirements of the various NPDES permits, similar to the proposed projects.
Specifically, projects that disturb 1 acre or more of soil must comply with the requirements of the
Construction General Permit and related projects that disturb less than 1 acre of soil and are not a
part of a larger common plan would be required to comply with Section 4.106 of the CALGreen
Code. The preparation and approval of a SWPPP (as required by the Construction General Permit)
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and incorporation of construction BMPs (as detailed in the SWPPP or required by Section 4.106 of
the CALGreen Code) would be required for each related project to determine appropriate BMPs to
minimize water quality impacts during construction. Related projects that qualify as priority projects
as outlined in the Orange County MS4 Permit would be required to comply with the requirements of
the Orange County MS4 Permit, the Orange County DAMP, and the City’s LIP, including the
preparation of a project-specific water quality management plan (WQMP) to specify BMPs that
would be implemented to capture, treat, and reduce pollutants of concern in stormwater runoff.

In summary, because the proposed project and other related projects would comply with applicable
NPDES requirements and would include BMPs and drainage facilities to reduce the volume of
stormwater runoff and pollutants of concern in stormwater runoff, the cumulative hydrology and
water quality impacts of the proposed project and the related projects would be less than
significant. Therefore, the proposed project’s incremental hydrology and water quality impacts
would not be cumulatively considerable.
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