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LIST OF ABBREVIATIONS AND ACRONYMS 

AAQS ambient air quality standards 

AB  Assembly Bill  

ACCM asbestos containing construction materials 

ACM  asbestos-containing materials   

ADT  average daily traffic   

AELUP  Airport Environs Land Use Plan   

afy  acre-feet per year  

amsl above mean sea level 

AQMP  Air Quality Management Plan  

AUHSD  Anaheim Union High School District  

Basin South Coast Air Basin 

bgs  below ground surface   

BMPs  Best Management Practices  

BTU  British thermal units   

CA MUTCD California Manual on Uniform Traffic Control Devices 

CAAQS California Ambient Air Quality Standards 

CAL FIRE  California Department of Forestry and Fire Protection  

CalEEMod  California Emissions Estimator Model  

CALGreen Code  California Green Building Standards Code  

CalRecycle  California Department of Resources Recycling and Recovery  

Caltrans  California Department of Transportation  

CARB  California Air Resources Board  
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CBC  California Building Code  

CCR  California Code of Regulations  

CDFW  California Department of Fish and Wildlife  

CDMG  California Division of Mines and Geology  

CEC  California Energy Commission  

CEQA  California Environmental Quality Act  

CGS  California Geological Survey  

CH4  methane  

City  City of Cypress  

CNDDB California Natural Diversity Database 

CNEL  community noise equivalent level  

CO carbon monoxide 

CO2  carbon dioxide  

CO2e  carbon dioxide equivalents  

Cortese List  Hazardous Waste and Substances Sites List  

County  County of Orange  

CPD  Cypress Police Department  

CSD Cypress School District 

dB  decibel  

dBA  A-weighted decibel  

DDC deep dynamic compaction 

DOC  Department of Conservation  

DTSC  California Department of Toxic Substances Control   

EIR  Environmental Impact Report  
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EO  Executive Order  

ESA  Environmental Site Assessment  

EV electric vehicle 

FAA Federal Aviation Administration 

FEMA  Federal Emergency Management Agency  

FHSZ  fire hazard severity zones  

FHWA  Federal Highway Administration  

FIRM  Federal Insurance Rate Maps  

FRAP  Fire and Resources Assessment Program  

FTA  Federal Transit Administration  

GHG  greenhouse gas  

gpd gallons per day 

GSWC  Golden State Water Company  

GWh  gigawatt hours  

HCOC hydrologic condition of concern 

HFCs  hydrofluorocarbons   

HVAC  heating, ventilation, and air conditioning  

I-5  Interstate 5  

I-605  Interstate 605  

in/sec  inches/second  

IS  Initial Study 

ITE  Institute of Transportation Engineers  

JFTB  Joint Forces Training Base  

kWh  kilowatt hours  
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LBP  lead-based paint  

Ldn  day-night average noise level  

Leq  equivalent continuous sound level  

LID  Low Impact Development   

Lmax  maximum instantaneous noise level  

LOS  levels of service  

LRAs  Local Responsibility Areas  

LST localized significance threshold 

MBTA  Migratory Bird Treaty Act  

McDonnell Specific Plan  McDonnell Center Amended Specific Plan  

mgd million gallons per day 

MRZs  Mineral Resource Zones  

MS4  North Orange County Municipal Separate Storm Sewer System  

MT CO2e  metric tons of carbon dioxide equivalent  

MWD  Metropolitan Water District of Southern California  

MWDOC  Municipal Water District of Orange County  

N2O  nitrous oxide  

NAAQS National Ambient Air Quality Standards 

NAHC  Native American Heritage Commission  

NAVD88 North American Vertical Datum of 1988 

NCCP/HCP  Natural Community Conservation Plan/Habitat Conservation Plan  

NOI  Notice of Intent  

NOX nitrogen oxides 

NPDES  National Pollutant Discharge Elimination System  
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O3  ozone  

OC SAN Orange County Sanitation District  

OCFA  Orange County Fire Authority  

OCFCD Orange County Flood Control District 

OCTA  Orange County Transportation Authority  

OCTAM Orange County Transportation Analysis Model 

OCWR  Orange County Waste & Recycling  

OITC Outdoor-Indoor Sound Transmission Class 

OPR  Governor’s Office of Planning and Research  

P.A.C.E.  Personnel & Training, Positive Actions thru Character Education  

Pb lead 

PCE  passenger car equivalents  

PCH  Pacific Coast Highway  

PFCs  perfluorocarbons   

PM10 particulate matter less than 10 microns in size 

PM2.5 particulate matter less than 2.5 microns in size 

PPV  peak particle velocity  

PRC  Public Resources Code  

PRD  Permit Registration Documents  

proposed project  5665 Plaza Drive Project  

RMS root-mean-square 

RTP/SCS  Regional Transportation Plan/Sustainable Communities Strategy  

RWQCB  Regional Water Quality Control Board  

SB  Senate Bill  
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SCAG  Southern California Association of Governments  

SCAQMD  South Coast Air Quality Management District  

SCE  Southern California Edison  

SCS Sustainable Communities Strategy 

SF6  sulfur hexafluoride  

SGMA  Sustainable Groundwater Management Act  

SMARA  Surface Mining and Reclamation Act  

SMARTS  Stormwater Multiple Application and Report Tracking System   

SO2 sulfur dioxide 

SoCalGas  Southern California Gas Company  

SPL  sound power levels   

SR-1  State Route 1  

SR-22  State Route 22  

SR-55  State Route 55  

SR-91  State Route 91  

SRAs  State Responsibility Areas  

STC Sound Transmission Class 

SWPPP  Stormwater Pollution Prevention Plan  

SWRCB  State Water Resources Control Board  

TAC toxic air contaminants 

TAZ  transportation analysis zone  

TCRs tribal cultural resources 

TIA Traffic Impact Analysis 

TISG  Transportation Impact Study Guide  
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tpd  tons per day  

TSCA  Toxic Substances Control Act  

USDOT  U.S. Department of Transportation  

USEPA  United States Environmental Protection Agency  

USFWS  United States Fish and Wildlife Service  

UWMP  Urban Water Management Plan  

VdB  vibration velocity decibel  

VHFHSZ  very high fire hazard severity zones  

VMT  vehicle miles traveled  

VOCs volatile organic compounds 

WDID  Waste Discharge Identification Number  

WQMP  Water Quality Management Plan  
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1.0 INTRODUCTION 

In accordance with the California Environmental Quality Act (CEQA) and the State CEQA Guidelines, 
this Initial Study has been prepared for the proposed 5665 Plaza Drive Project (proposed project) at 
5665 Plaza Drive in the City of Cypress (City), California. Consistent with State CEQA Guidelines 
Section 15071, this Initial Study includes a description of the proposed project, an evaluation of the 
potential environmental impacts, and findings from the environmental analysis. 

This Initial Study evaluates the potential environmental impacts that may result from development 
of the proposed project. The City is the Lead Agency under CEQA and is responsible for adoption of 
the IS and approval of the project.  

1.1 CONTACT PERSON 

Any questions or comments regarding the preparation of this Initial Study, its assumptions, or its 
conclusions should be referred to: 

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

This section describes the proposed Cypress 5665 Plaza Drive Project (proposed project) that is 
evaluated in this Initial Study (IS). A description of the proposed project’s location, characteristics, 
and required approvals is provided below. 

2.1 PROJECT OVERVIEW 

The proposed project includes the demolition of the existing 150,626-square-foot five-story office 
building and the construction of a new 191,394-square-foot light industrial building, with associated 
landscaping, surface parking, and utility improvements on an 8.53-acre site at 5665 Plaza Drive 
(project site) in Cypress. 

2.2 PROJECT LOCATION AND SITE DESCRIPTION 

The project site is in the southern part of Cypress, which is in northwestern Orange County, 
California. The project site is north of the intersection of Plaza Drive and Douglas Drive (Assessor’s 
Parcel Number 241-101-25). Local access to the project site is provided by Plaza Drive. The project 
site is approximately 3.5 miles south of State Route 91 (SR-91), approximately 4.75 miles southwest 
of Interstate 5 (I-5), approximately 2.75 miles east of Interstate 605 (I-605), and approximately 
2.2 miles north of State Route 22 (SR-22). Figure 2-1, Regional Location, shows the location of the 
project site within Cypress and the larger northwestern Orange County region. 

Land uses surrounding the project site include light industrial uses to the uses to the north, east, and 
west and office uses to the south. Additionally, two light industrial buildings are currently under 
construction directly east of the project site.  

The project site is generally flat and currently developed with a 150,626-square-foot, five-story, 
office building, a surface parking lot, and ornamental landscaping. As of August 2023, a total of 
61,756 square feet within the existing office building (41 percent of the building) was leased and 
occupied. Historically, the project site was in agricultural production until the existing office building 
was constructed in the late 1980s. Figure 2-2, Aerial Photograph and Surrounding Land Uses, 
provides an aerial view of the project site and surrounding land uses. 

2.2.1 Land Use and Zoning 

The project site is within the boundaries of the McDonnell Center Amended Specific Plan 
(McDonnell Specific Plan, approved October 11, 1994), and is, therefore, designated as the 
McDonnell Specific Plan in the City’s General Plan Land Use Element. The McDonnell Specific Plan 
Area is divided into six planning areas that are designated for industrial/warehouse, office, or 
commercial uses. The McDonnell Specific Plan also constitutes the zoning for the project site. The 
project site is within Planning Area 1 and is currently designated for general office uses. 
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The proposed project would not include or require any amendments to the City’s General Plan or 
City’s Zoning Ordinance; however, the project does include a proposed amendment to the 
McDonnell Specific Plan to allow light industrial uses within this portion of Planning Area 1. Office 
uses would still be allowed within the eastern portion of Planning Area 1. 

2.3 PROJECT CHARACTERISTICS 

The proposed project includes the demolition of the existing five-story office building on the project 
site and the construction of a 36-foot clear height concrete tilt-up light industrial building with 
associated office and warehouse uses, inclusive of a second story office mezzanine and attendant 
loading docks. The proposed building would be 191,394 square feet in size and the project includes 
associated site improvements, including landscaping, surface parking, and utility improvements. 

2.3.1 Site Design/Layout 

The proposed project would include one new light industrial building with a truck loading area on 
the west side and surface automobile parking on all sides. Figure 2-3, Conceptual Site Plan, shows 
the conceptual site plan for the proposed project. The proposed building, which would be centered 
on the project site, would be 191,394 square feet, including 181,061 square feet of warehouse 
space and 10,333 square feet of office space (5,184 square feet on the first floor and 5,149 square 
feet on the second floor). The proposed office space would be located at the southeast corner of the 
building. The maximum building height would be approximately 51 feet, 6 inches, to the top of the 
parapet. 

The proposed building would include a truck loading area with 25 dock-high loading doors on the 
west side of the building. The loading area would not be visible from the public right-of-way along 
Plaza Drive. Other than the truck loading area, surface parking and landscaped areas would 
generally surround the perimeter of the proposed building.  

2.3.2 Operational Characteristics 

The ultimate end user has not been identified at this time; therefore, specific details about the 
future operation are not currently available. It is assumed that the proposed building would operate 
24 hours per day, 7 days per week, depending on business and operational needs. Additionally, it is 
assumed that up to 50 percent of the warehouse space would be refrigerated, and that up to 50 
percent of all trucks accessing the project site would have transport refrigeration units. 

2.3.3 Access and Parking 

The project site is currently accessible from two driveways along Plaza Drive. The proposed project 
would relocate the driveway locations. The new westernmost driveway would be the primary truck 
access point and path to the truck-loading docks on the proposed building’s west side. The eastern 
driveway would be a shared driveway with the parcel to the east.  

A total of 206 surface parking stalls would be provided throughout the project site’s perimeter, 
consisting of 156 standard stalls, 42 clean air van pool/electric vehicle (EV) charging spaces, and 8 
accessible parking spaces that would include 1 EV charging space.  



 5 6 6 5  P L A Z A  D R I V E  P R O J E C T  
C Y P R E S S ,  C A L I F O R N I A  

 I N I T I A L  S T U D Y  
M A Y  2 0 2 4  

 
 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx «05/31/24» 2-8 

This page intentionally left blank 





 5 6 6 5  P L A Z A  D R I V E  P R O J E C T  
C Y P R E S S ,  C A L I F O R N I A  

 I N I T I A L  S T U D Y  
M A Y  2 0 2 4  

 
 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx «05/31/24» 2-10 

This page intentionally left blank 



I N I T I A L  S T U D Y  
M A Y  2 0 2 4  

5 6 6 5  P L A Z A  D R I V E  P R O J E C T    
C Y P R E S S ,  C A L I F O R N I A   

 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx (05/31/24) 2-11 

2.3.4 Landscaping 

The majority of on-site landscaping would be along the perimeter of the project site and within the 
surface parking lot. Trees and ornamental vegetation would border the project site on all sides. 
Additional landscaping would be provided near the eastern driveway from Plaza Drive, which would 
include enhanced landscaped areas and decorative paving. The proposed project would result in the 
removal and replacement of several trees. To the extent feasible, the proposed project would use 
drought-tolerant vegetation and non-invasive plantings, consistent with Chapter 29, Article I, Water 
Efficient Landscape Requirements, of the City’s Municipal Code. Parking areas would feature 
landscaping consistent with Cypress Municipal Code Section 3.13.060, which requires that parking 
areas include landscaped buffer zones between parking areas and rights-of-way, and between 
parking areas and drive aisles. 

2.3.5 Utilities and Drainage 

New water and sewer lines would be constructed on site and would connect to the existing water 
lines and sewer mains within Plaza Drive. An underground stormwater chamber, allowing for 
capture and treatment of stormwater that falls on the project site, would be constructed 
underneath the truck loading area along the west side of the building. The stormwater chamber 
would be approximately 8 feet wide and 403 feet long and extend approximately 8 feet in depth. 
The electrical utilities for the project site would be provided by Southern California Edison (SCE) and 
connect to existing infrastructure in the public right-of-way along Plaza Drive adjacent to the project 
site. Solid waste services would be provided by Valley Vista Services of Orange County. 

The proposed project would be required to comply with all federal, State, and local regulations 
related to drainage and water quality. After project grading and construction, the proposed project 
would increase the impervious surface area on the project by 28,374 square feet. 

2.3.6 Conservation and Sustainability Features 

The proposed project would be designed to comply with the water efficiency and energy 
conservation requirements included in the California Building Standards Code (California Code of 
Regulations [CCR], Title 24). Building features necessary to achieve Leadership in Energy and 
Environmental Design (LEED) Certified would be incorporated. 

2.3.7 Construction Schedule 

Development of the proposed project would require the demolition of the existing structure on the 
site, excavation and grading of the site, delivery of materials and personnel, construction of the 
building and parking areas, and landscaping of the project site. Construction of the proposed project 
would take place in a single phase. Demolition is anticipated to take 60 days and construction is 
anticipated to take approximately 10 months. Construction is tentatively anticipated to begin in 
April 2024 and end in March 2025. Construction is expected on weekdays between the hours of 
7:00 a.m. and 5:00 p.m. Per Section 13-70 of the City’s Municipal Code, Special Provisions, 
construction is permitted within the City between 7:00 a.m. and 8:00 p.m. on weekdays, and 
9:00 a.m. and 8:00 p.m. on Saturdays. No noise-generating construction activities are permitted on 
Sundays or on federal holidays.  
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3.0 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 

The environmental factors checked below would be potentially affected by this project, involving at 
least one impact that is a “Potentially Significant Impact” as indicated by the checklist in Chapter 4.0.  

 Aesthetics  Agriculture and Forestry Resources  Air Quality 
 Biological Resources   Cultural Resources  Energy 
 Geology/Soils  Greenhouse Gas Emissions  Hazards & Hazardous Materials 
 Hydrology/Water Quality  Land Use/Planning  Mineral Resources 
 Noise  Population/Housing  Public Services 
 Recreation  Transportation  Tribal Cultural Resources 
 Utilities/Service Systems   Wildfire  Mandatory Findings of Significance 

 
3.1 DETERMINATION On the basis of this initial evaluation: 

 I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

 I find that although the proposed project could have a significant effect on the environment, 
there will not be a significant effect in this case because revisions in the project have been made 
by or agreed to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be 
prepared. 

 I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

 I find that the proposed project MAY have a “Potentially Significant Impact” or “Potentially 
Significant Unless Mitigated” impact on the environment, but at least one effect (1) has been 
adequately analyzed in an earlier document pursuant to applicable legal standards, and (2) has 
been addressed by mitigation measures based on the earlier analysis as described on attached 
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects 
that remain to be addressed. 

 I find that although the proposed project could have a significant effect on the environment, 
because all potentially significant effects (a) have been analyzed adequately in an earlier 
ENVIRONMENTAL IMPACT REPORT or NEGATIVE DECLARATION pursuant to applicable 
standards, and (b) have been avoided or mitigated pursuant to that earlier ENVIRONMENTAL 
IMPACT REPORT or NEGATIVE DECLARATION, including revisions or mitigation measures that are 
imposed upon the proposed project, nothing further is required. 

   

Signature  Date 

 



 5 6 6 5  P L A Z A  D R I V E  P R O J E C T  
C Y P R E S S ,  C A L I F O R N I A  

 I N I T I A L  S T U D Y  
M A Y  2 0 2 4  

 
 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx «05/31/24» 3-2 

This page intentionally left blank 



I N I T I A L  S T U D Y  
M A Y  2 0 2 4  

5 6 6 5  P L A Z A  D R I V E  P R O J E C T    
C Y P R E S S ,  C A L I F O R N I A   

 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx (05/31/24) 4-1 

4.0 EVALUATION OF ENVIRONMENTAL IMPACTS 

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

2) All answers must take account of the whole action involved, including off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as 
operational impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then the 
checklist answers must indicate whether the impact is potentially significant, less than 
significant with mitigation, or less than significant. “Potentially Significant Impact” is appropriate 
if there is substantial evidence that an effect may be significant. If there are one or more 
“Potentially Significant Impact” entries when the determination is made, an EIR is required. 

4) “Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where the 
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” 
to a “Less Than Significant Impact.” The lead agency must describe the mitigation measures, and 
briefly explain how they reduce the effect to a less than significant level (mitigation measures 
from “Earlier Analyses,” as described in (5) below, may be cross-referenced). 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 
process, an effect has been adequately analyzed in an earlier EIR or negative declaration. 
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following: 

a) Earlier Analysis Used. Identify and state where they are available for review. 

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within 
the scope of and adequately analyzed in an earlier document pursuant to applicable legal 
standards, and state whether such effects were addressed by mitigation measures based on 
the earlier analysis. 

c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures 
Incorporated,” describe the mitigation measures which were incorporated or refined from 
the earlier document and the extent to which they address site-specific conditions for the 
project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information 
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a previously 
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prepared or outside document should, where appropriate, include a reference to the page or 
pages where the statement is substantiated. 

7) Supporting Information Sources: A source list should be attached, and other sources used or 
individuals contacted should be cited in the discussion. 

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead 
agencies should normally address the questions from this checklist that are relevant to a 
project’s environmental effects in whatever format is selected. 

9) The explanation of each issue should identify: 

a) The significance criteria or threshold, if any, used to evaluate each question; and  

b) The mitigation measure identified, if any, to reduce the impact to less than significant.  
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4.1 AESTHETICS 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Except as provided in Public Resources Code Section 21099, 
would the project:      
a) Have a substantial adverse effect on a scenic vista?     
b) Substantially damage scenic resources, including, but not 

limited to, trees, rock outcroppings, and historic buildings 
within a state scenic highway? 

    

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

    

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

 

Discussion 

The following section is based on the architectural plans and building elevations included in the 
development plans for the proposed project and the City of Cypress (City) Municipal Code. This 
section is also based on Section IV: Design Guidelines of the City’s McDonnell Center Amended 
Specific Plan (McDonnell Specific Plan) (1994).  

Impact Analysis  

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

No Impact. A scenic vista is defined as a viewpoint that provides expansive views of a highly valued 
landscape for the benefit of the general public. Aesthetic components of a scenic vista generally 
include (1) scenic quality, (2) sensitivity level, and (3) view access. Although the City of Cypress does 
not provide a definition of scenic vistas, potential scenic vistas include areas with views of the 
coastline, mountains, or other prominent scenic features that are considered significant visual 
resources for residents and businesses. 

The project site is visible from several public roadways surrounding the project site (Plaza Drive, 
Katella Avenue, Walker Street, and Corporate Avenue). The City is almost entirely developed and 
neither the project site nor other properties in the project vicinity provide substantial views of any 
water bodies, mountains, hilltops, or any other significant visual resources. As such, the City has not 
designated any scenic corridors or scenic vistas within the City. The project site is located in a flat 
area and is surrounded by urban development, including several buildings and surface parking lots. 
Surrounding developments include light industrial uses to the north and west and office uses to the 
south. Additionally, two light industrial buildings are currently under construction directly east of 
the project site. Buildings in the vicinity of the project site include office and commercial buildings 
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that range from one to five stories. By comparison, the proposed project would be one story (with a 
maximum height of approximately 51 feet, 6 inches, to the top of the parapet wall). The McDonnell 
Specific Plan allows a maximum building height of 99 feet1, which the proposed project would not 
exceed. As described above, the west side of the proposed building would feature a truck loading 
area. Aside from the truck loading area, surface parking and landscaped areas would generally line 
the perimeter of the proposed building.  

As there are no scenic resources that could be blocked by the proposed project and the surrounding 
area is characterized by office and light industrial development, the proposed project would neither 
alter an existing scenic vista nor block views of any scenic vistas. For these reasons, the 
development of the proposed project would not have a substantial adverse effect on a scenic vista. 
Therefore, no impact would occur. No mitigation is required. This topic will not be analyzed further 
in the EIR. 

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

No Impact. The California Department of Transportation (Caltrans) Scenic Highway Program 
protects the natural scenic beauty of the State’s highways and corridors through its designated 
scenic highways throughout the State. Caltrans defines a scenic highway as any freeway, highway, 
road, or other public right-of-way that traverses an area of exceptional scenic quality. Other 
considerations given to a scenic highway designation include how much of the natural landscape a 
traveler may see and the extent to which visual intrusions degrade the scenic corridor. 

The project site is not located in the vicinity of a State Scenic Highway. According to the List of 
Eligible and Officially Designated State Scenic Highways published by Caltrans, the only State-
designated Scenic Highway in the County is a 4-mile portion of State Route 91 (SR-91) from State 
Route 55 (SR--55) to east of the Anaheim city limits.2 This portion of SR-91 is approximately 12 miles 
northeast of the project site. The nearest State highway that is eligible for official designation as a 
State Scenic Highway is a portion of Pacific Coast Highway (PCH or State Route 1 [SR-1]), which is 
located approximately 5.75 miles southwest of the project site in the City of Seal Beach. Due to 
distance and intervening land uses, no portion of the project site or surrounding area is viewable 
from the officially designated portion of SR-91 or the eligible portion of PCH. As such, the project 
would not result in impacts related to the substantial damage of scenic resources within a State 
Scenic Highway. Therefore, there would be no impact, and no mitigation is required. This topic will 
not be analyzed further in the EIR. 

 
1  City of Cypress. McDonnell Center Amended Specific Plan. Adopted October 1994. Page 50. Website:  

https://www.cypressca.org/home/showpublisheddocument/9697/637363718993530000 (accessed 
December 5, 2023).  

2  California Department of Transportation (Caltrans). 2018.  California State Scenic Highway System Map 
Website: https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057
116f1aaca (accessed December 5, 2023).  
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c)  In non-urbanized areas, would the project substantially degrade the existing visual character 
or quality of public views of the site and its surroundings?  (Public views are those that are 
experienced from publicly accessible vantage point). If the project is in an urbanized area, 
would the project conflict with applicable zoning and other regulations governing scenic 
quality? 

Less Than Significant Impact. According to the United States Census Bureau, the City of Cypress is 
located within the Los Angeles—Long Beach—Anaheim, CA Urbanized Area.3 As described in the 
State CEQA Guidelines Section 15387 and defined by the United States Census Bureau, an 
“urbanized area” is a central city or a group of contiguous cities with a population of 50,000 or more 
people, together with adjacent densely populated areas having a population density of at least 
1,000 people per square mile.4 Because the City is located in an urbanized area, the project site is 
also located within an urbanized area. Further, surrounding land uses in the vicinity of the project 
site are representative of urban densities. 

In its existing condition, the project site consists of approximately 8.53 acres of land currently 
developed with a five-story office building (150,626 square feet) and its associated surface parking 
lot, and ornamental landscaping. As of August 2023, a total of 61,756 square feet within the existing 
office building (41 percent of the building) was leased and occupied by three tenants.  The project 
site is bounded on the east by the approved Goodman Commerce Center Project (approved in April 
2023) consisting of two light industrial buildings totaling 390,268 square feet and is currently under 
construction. The project site is surrounded by light industrial uses to the north and west and office 
uses to the south.  

As stated previously, the project site is visible from several public roadways surrounding the project 
site (Plaza Drive, Katella Avenue, and Walker Street), and land uses surrounding the project site are 
urban and include office and light industrial uses.  

The project site is within Planning Area 1 of the City’s McDonnell Specific Plan Area (PC-3) and is 
currently designated as office, which allows general office uses.   

As part of the project approval process, the project would require site plan review and an 
amendment to the McDonnell Specific Plan. The proposed project would not conflict with applicable 
zoning and other regulations governing scenic quality. As such, impacts would be less than 
significant, and no mitigation is required.  This topic will not be analyzed further in the EIR. 

 
3  United States Census Bureau. 2010a. Los Angeles—Long Beach—Anaheim, CA Urbanized Area No. 51445. 

Website: https://www2.census.gov/geo/maps/dc10map/UAUC_RefMap/ua/ua51445_los_angeles--long_
beach--anaheim_ca/DC10UA51445_000.pdf (accessed December  1, 2023).  

4  United States Census Bureau. 2010b. Census Urban Area FAQs. Website: https://www.census.gov/
programs-surveys/geography/about/faq/2010-urban-area-faq.html (accessed December 1, 2023). 
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d)  Would the project create a new source of substantial light or glare which would adversely 
affect day or nighttime views in the area? 

Less Than Significant Impact. The impact of nighttime lighting depends upon the type of use 
affected, the proximity to the affected use, the intensity of specific lighting, and the background or 
ambient level of the combined nighttime lighting. Nighttime ambient light levels may vary 
considerably depending on the age, condition, and abundance of point-of-light sources present in a 
particular view. The use of exterior lighting for security and aesthetic illumination of architectural 
features may contribute to ambient nighttime lighting conditions. Spillover light can be problematic 
in areas where the ambient conditions are very dark, and there are specialized uses that depend on 
that darkness.  

The spillover of light onto adjacent properties has the potential to interfere with certain activities, 
including vision, sleep, privacy, and the general enjoyment of the natural nighttime condition. Light-
sensitive uses include residential, some commercial and institutional uses, and, in some situations, 
natural areas. Changes in nighttime lighting may become significant if a proposed project 
substantially increases ambient lighting conditions beyond its property line and project lighting 
routinely spills over into adjacent light-sensitive land use areas. 

Reflective light (glare) is caused by sunlight or artificial light reflecting from finished surfaces (e.g., 
window glass) or other reflective materials. Glass and other materials can have many different 
reflectance characteristics. Buildings constructed of highly reflective materials from which the sun 
reflects at a low angle commonly cause adverse glare. Reflective light is common in urban areas. 
Glare generally does not result in the illumination of off-site locations but results in a visible source 
of light viewable from a distance. 

Nighttime illumination impacts are evaluated in terms of the project’s net change in ambient 
lighting conditions and proximity to light-sensitive land uses. The project site is currently developed 
with a five-story office building and associated parking lot.  

As discussed above, the project site is surrounded by a variety of office/light industrial uses. The 
nearest light-sensitive land uses are residential uses approximately 1,400 feet north of the project 
site along Cerritos Avenue. Other sources of light on and adjacent to the project site include exterior 
lighting from adjacent properties, streetlights, and vehicle headlights. 

Construction. Construction activities would occur primarily during daylight hours. The project would 
be required to comply with Section 13-70, Special Provisions, of the City’s Municipal Code, which 
requires that construction activities occur only between the hours of 7:00 a.m. and 8:00 p.m. on 
weekdays and between 9:00 a.m. and 8:00 p.m. on Saturdays. Any construction-related illumination 
during evening and nighttime hours would be shielded to the extent feasible and would consist of 
the minimum lighting required for safety and security purposes only and would occur only for the 
duration required for the temporary construction process. Due to its limited scope and short 
duration, light resulting from construction activities would not substantially impact sensitive uses, 
substantially alter the character of off-site areas surrounding the construction area or interfere with 
the performance of an off-site activity. Minor glare from sunlight on construction equipment and 
vehicle windshields is not anticipated to impact visibility in the area because (1) relatively few 
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construction vehicles and pieces of construction equipment would be used on the project site, and 
(2) the construction site would be fenced and shielded from pedestrian and vehicular views. In 
addition, construction vehicles would not operate at night and thus would not create nighttime 
sources of glare. Therefore, construction of the proposed project would not create a new source of 
substantial light or glare that would adversely affect day or nighttime views in the area, and light 
and glare impacts associated with construction would be less than significant. No mitigation would 
be required. 

Operation. In the existing condition, the project site produces exterior light and glare from a lighted 
surface parking area and wall-mounted building lighting. Several light poles exist throughout the 
existing surface parking lot and are an existing source of light on the project site. Existing sources of 
light in the project vicinity are typical of commercial areas and include headlights on nearby 
roadways, building facade and interior lighting, and pole-mounted lighting in the parking areas of 
adjacent developments. Lighting from existing distant development within the City also contributes 
to the background lighting in the project vicinity. 

The ultimate end user has not been identified at this time; therefore, specific details about the 
future operation are not currently available. It is assumed that the proposed building would operate 
24 hours per day, 7 days per week, depending on business and operational needs. 

The proposed project would include lighting that would be distributed throughout the project site. A 
mix of lighting would be used to balance both safety lighting and ambient/enhanced lighting 
throughout the site. Light fixtures would be specified and located to incorporate shielding to 
minimize and eliminate lighting spill over from the project site into neighboring properties. All 
exterior lighting associated with the proposed project would be implemented in conformance with 
the exterior lighting requirements in Section M of the McDonnell Specific Plan, which include the 
following: 

1. All exterior lighting shall be shielded and confined within site boundaries.  

2. Light standards and fixtures in parking areas shall not exceed twenty-five (25) feet in height. 
Security lighting fixtures shall not project above the fascia or roofline of the building.  

Additionally, the proposed project’s exterior lighting would be required to comply with the City’s 
Lighting Standards 3.11.060, Exterior Lighting, and Section 3.10.060, Light and Glare, of the City’s 
Zoning Ordinance. Section 3.10.060, Light and Glare, requires that light and glare associated with 
business operations are shielded or directed to avoid illuminating adjacent properties or causing 
glare that affects motorists. The proposed project would also be required to comply with Cypress 
Municipal Code Section 3.11.060, Exterior Lighting, which requires that (1) lighting fixtures are 
appropriate in height, intensity, and scale to the use they are serving; (2) the level of parking lot 
lights is between 2 and 4 footcandles at the base of the light fixture; and (3) light sources visible 
from outside a project’s boundary are shielded to reduce glare so that neither the light source nor 
its image from a reflective surface shall be directly visible from any point beyond the property line. 
Compliance with Cypress Municipal Code Sections 3.10.060 and 3.11.060 would minimize light and 
glare spillover impacts related to the proposed project. Impacts related to glare from on-site lighting 
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would not occur because the exterior building materials would not include highly reflective 
materials.  

Therefore, lighting provided as part of the proposed project would be largely consistent with the 
type and intensity of existing lighting in the vicinity of the project site. The final lighting plans for the 
project would be subject to review and approval as part of the site plan review process. In addition, 
compliance with the City’s Municipal Code would ensure sufficient lighting for safety purposes while 
also ensuring that all exterior lighting would be directed, positioned, or shielded from adjacent land 
uses. As such, the proposed project would not create a new source of substantial light or glare, 
which would adversely affect day or nighttime views in the area, and impacts would be less than 
significant. No mitigation is required. This topic will not be analyzed further in the EIR.



I N I T I A L  S T U D Y  
M A Y  2 0 2 4  

5 6 6 5  P L A Z A  D R I V E  P R O J E C T    
C Y P R E S S ,  C A L I F O R N I A   

 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx (05/31/24) 4.2-1 

4.2 AGRICULTURE AND FORESTRY RESOURCES 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Would the project:      
a) Convert Prime Farmland, Unique Farmland, or Farmland of 

Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and 
Monitoring Program of the California Resources Agency, to 
non-agricultural use? 

    

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

c) Conflict with existing zoning for, or cause rezoning of, 
forest land (as defined in Public Resources Code Section 
12220(g)), timberland (as defined by Public Resources 
Code Section 4526), or timberland zoned Timberland 
Production (as defined by Government Code Section 
51104(g))? 

    

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

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

    

 

Impact Analysis  

a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide 
Importance (Farmland) as shown on the maps prepared pursuant to the Farmland Mapping 
and Monitoring Program of the California Resources Agency, to non-agricultural use? 

No Impact. As shown in Figure 2-2, Aerial Photograph and Surrounding Land Uses, the project site 
is currently developed with several buildings and parking lots and is surrounded by industrial and 
office uses. The project site is not used for agricultural production and is not designated Prime 
Farmland, Unique Farmland, or Farmland of Statewide Importance on maps prepared as part of the 
Farmland Mapping and Monitoring Program by the California Department of Conservation (DOC). As 
of 2018, the entire project site and surrounding area is designated as “Urban and Built Up Land.”5 
The proposed project would not convert farmland to a non-agricultural use. The nearest Prime 
Farmland is located approximately 0.5 mile southwest of the site within the Joint Forces Training 
Base (JFTB) Los Alamitos. Therefore, no impacts to agricultural resources would occur, and no 
mitigation is required. This topic will not be analyzed further in the EIR. 

 
5  California Department of Conservation (DOC). 2018. California Important Farmland Finder. Website: 

https://maps.conservation.ca.gov/DLRP/CIFF/ (accessed December 5, 2023).  
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b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act 
contract? 

No Impact. The project site is within the boundaries of the McDonnell Specific Plan), and is, 
therefore, designated as the McDonnell Specific Plan in the City’s General Plan Land Use Element. 
The McDonnell Specific Plan also constitutes the zoning for the project site.6 The project site is 
within Planning Area 1 and is currently designated for office uses, which allows for general office 
uses. Additionally, the McDonnell Specific Plan does not allow for agricultural uses within any of its 
planning areas. 

The proposed project includes office uses and would include an amendment to the McDonnell 
Specific Plan to allow for light industrial uses throughout Planning Area 1 in the Specific Plan. The 
proposed project does not include a change to the project site’s zoning designation. The area 
surrounding the project site consists of Urban and Built-Up Land, and the project site itself is non-
enrolled land (land not enrolled in a Williamson Act contract and not mapped by the Farmland 
Mapping & Monitoring Program).7 Therefore, there would be no conflict with existing zoning for 
agricultural use or a Williamson Act contract. No impact would occur, and no mitigation is required. 
This topic will not be analyzed further in the EIR. 

c) Would the project conflict with existing zoning for, or cause rezoning of, forest land (as 
defined in Public Resources Code Section 12220(g)), timberland (as defined by Public 
Resources Code Section 4526), or timberland zoned Timberland Production (as defined by 
Government Code Section 51104(g))? 

No Impact. The project site is not currently used for timberland production, is not zoned as forest 
land or timberland, and does not contain forest land or timberland as defined by Public Resources 
Code (PRC) Section 1220(g), PRC Section 4526, or Government Code Section 51104(g). Therefore, no 
impacts to forest land or timberland would occur, and no mitigation is required. This topic will not 
be analyzed further in the EIR. 

d) Would the project result in the loss of forest land or conversion of forestland to non-forest 
use? 

No Impact. The project site and surrounding area are currently developed and highly disturbed. 
Specifically, the project site contains office uses and does not contain any forest land. The proposed 
project would not convert forest land to a non-forest use. Likewise, the proposed project would not 
contribute to environmental changes that would result in the conversion of forest land to a non-
forest use. Therefore, no impact would occur, and no mitigation is required. 

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

 
6  City of Cypress.  1994. McDonnell Center Amended Specific Plan. Website: https://www.cypressca.org/

home/showpublisheddocument/9697/637363718993530000 (accessed December 5, 2023).  
7  City of Cypress. Cypress General Plan Environmental Impact Report.  Page 7-2. Website: https://www.

cypressca.org/home/showpublisheddocument/666/636123114138270000 (accessed December 5, 2023).  
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No Impact. The project site is not used for agricultural production and does not contain any forest 
land. As detailed in Response 4.2(b) above, the project site is within Planning Area 1 of the 
McDonnell Specific Plan and is currently designated for general office uses. Thus, the proposed 
project would not convert farmland to a non-agriculture use. Likewise, because the project site is 
already developed and is not within the vicinity of any existing agricultural land or land zoned for 
agricultural uses, the proposed project would not contribute to environmental changes that could 
result in the conversion of farmland to non-agricultural use. Therefore, no impact would occur, and 
no mitigation is required. This topic will not be analyzed further in the EIR. 
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established by SCAQMD, as demonstrated in Response 4.3(b), below. Therefore, the 
proposed project would not result in an increase in the frequency or severity of an air 
quality standards violation or cause a new air quality standards violation. 

2. The CEQA Air Quality Handbook indicates that consistency with AQMP growth assumptions 
must be analyzed for new or amended General Plan elements, Specific Plans, and significant 
projects. Significant projects include airports, electrical generating facilities, petroleum and 
gas refineries, designation of oil drilling districts, water ports, solid waste disposal sites, and 
offshore drilling facilities. As discussed in Chapter 2.0, Project Description, the proposed 
project would not include or require any amendments to the City’s General Plan or City’s 
Zoning Ordinance. However, the proposed project is located within Planning Area 1 of the 
McDonnell Specific Plan, which is currently designated for general office uses. As such, the 
proposed project would require an amendment to the McDonnell Specific Plan to allow light 
industrial uses in the eastern portion of Planning Area 1. 

In order to determine the proposed project’s consistency with the 2022 AQMP, the project must 
be consistent with the AQMP growth assumptions, which are based, in part, on assumptions 
made by local planning agencies in SCAG’s Regional Transportation Plan (RTP)/Sustainable 
Communities Strategy (SCS) regarding population, housing, and growth trends. According to 
SCAG’s 2020–2045 RTP/SCS, the City’s population, households, and employment are forecast to 
increase by approximately 1,700 residents, 800 households, and 3,100 jobs, respectively, 
between 2016 and 2045 and would total approximately 51,300 residents, 16,600 households, 
and 30,600 jobs by 2045.11 The proposed project would include a 191,394-square-foot light 
industrial building, parking, landscaping, and associated improvements which is estimated to 
generate approximately 93 employees. It is anticipated that the additional 93 employees would 
fall within the 30,600 projected jobs for the City. Therefore, it is assumed that the project’s labor 
demand would not substantially increase population, households, or employment in the City. As 
such, the project would be consistent with SCAG’s growth assumptions for new job growth in 
the region as identified in the RTP/SCS.  

Additionally, based on the proposed project size (191,394 square feet), the proposed project is 
not considered a project of Statewide, regional, or areawide significance (e.g., large-scale 
projects such as airports, electrical generating facilities, petroleum and gas refineries, residential 
developments of more than 500 dwelling units, and shopping centers or business 
establishments employing more than 1,000 persons or encompassing more than 500,000 square 
feet of floor space) as defined in the California Code of Regulations (CCR) (Title 14, Division 6, 
Chapter 3, Article 13, Section 15206(b)). Because the proposed project would not be defined as 
a regionally significant project under CEQA, it does not meet the SCAG’s Intergovernmental 
Review criteria.  

 
11  Southern California Association of Governments (SCAG). 2020. Connect SoCal 2020–2045 Regional 

Transportation Plan/Sustainable Communities Strategy. Website: https://scag.ca.gov/read-plan-adopted-
final-connect-socal-2020 (accessed August 2023). 
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Special-Status Habitat/Vegetation. The USFWS Critical Habitat for Threatened & Endangered 
Species map does not identify any locations of critical habitat within the project site. The closest 
known critical habitat is the Bolsa Chica Ecological Reserve, which contains the Western snowy 
plover, approximately 6.8 miles south of the project site.14 Additionally, critical habitat for the 
Coastal California gnatcatcher is located in the West Coyote Hills approximately 7 miles north of the 
project site, just north of Ralph B. Clark Park. According to the CNDDB, no sensitive plant species 
have been documented on the project site or in the immediately surrounding area.  

The Orange County Transportation Authority’s (OCTA) 2016 Natural Community Conservation Plan/
Habitat Conservation Plan (NCCP/HCP), which was adopted for the purpose of permitting freeway 
capital improvement projects proposed by OCTA and OCTA’s habitat preserve, restoration, and 
monitoring activities, includes a Plan Area that covers the entirety of Orange County, including 
Cypress. The City is not a party to the OCTA NCCP/HCP, and development activity within the City is 
not subject to the provisions of the OCTA NCCP/HCP. Therefore, the OCTA NCCP/HCP does not apply 
to the proposed project. No special-status species are anticipated to be directly affected by the 
project due to the lack of suitable habitat on the project site. Therefore, no impacts to sensitive or 
special-status species would result from implementation of the proposed project, and no mitigation 
is required. 

b) Would the project have a substantial adverse effect on any riparian habitat or other sensitive 
natural community identified in local or regional plans, policies, and regulations or by the 
California Department of Fish and Wildlife or the U.S. Fish and Wildlife Service? 

No Impact. The project site is highly disturbed and developed with an office building, a paved 
parking lot, and landscaping, and does not support any special-status or sensitive riparian habitat as 
identified in regional plans, policies, or regulations, or by the California Department of Fish and 
Wildlife (CDFW) or USFWS. Therefore, no impacts related to riparian habitat or other sensitive 
natural communities identified in a local or regional plan would result from project implementation, 
and no mitigation is required. This topic will not be analyzed further in the EIR 

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

No Impact. According to the National Wetlands Inventory managed by the USFWS, the project site 
does not contain federally protected wetlands.15 The project site is located entirely outside of 
streambeds, banks, and riparian habitat. No potential waters of the United States or CDFW 
jurisdictional areas are located on the project site. 

 
14  United States Fish and Wildlife Service (USFWS). 2022a. Critical Habitat for Threatened and Endangered 

Species. GIS Mapping. Website: https://lsa.maps.arcgis.com/home/webmap/viewer.html?webmap=9d8
de5e265ad4fe09893cf75b8dbfb77 (accessed December 5, 2023).   

15  USFWS. 2022b. National Wetlands Inventory. GIS Mapping. Website: https://fwsprimary.wim.usgs.gov/
wetlands/apps/wetlands-mapper/ (accessed December 5, 2023).   
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Although construction activities have the potential to result in temporary indirect effects to water 
quality including a potential increase in erosion and sediment transport into downstream aquatic 
areas and the contamination of waters from construction equipment, these potential indirect 
effects to hydrology and water quality would be avoided or substantially minimized through the 
implementation of Best Management Practices (BMPs) and a Water Quality Management Plan as 
discussed in Section 4.10, Hydrology and Water Quality. Specifically, adherence to Regulatory 
Compliance Measure HYD-3, provided in Section 4.10, would address erosion-related impacts during 
construction through implementation of construction site BMPs to avoid erosion and sedimentation 
impacts to downstream aquatic areas and water quality. As such, there would be no impacts on 
State or federally protected wetlands. This topic will not be analyzed further in the EIR. 

d) Would the project interfere substantially with the movement of any native resident or 
migratory fish or wildlife species or with established native resident or migratory wildlife 
corridors, or impede the use of native wildlife nursery sites? 

Less Than Significant Impact. The project site is currently developed and is located in an urban area. 
Due to the surrounding urban development, the project site does not function as a wildlife 
movement corridor. Species that are found on site either fly onto the site or are able to navigate on 
the ground through long stretches of urban development. Therefore, the project site does not 
contain any native resident or migratory fish, wildlife species, or wildlife corridors. In addition, no 
portion of the project site or the immediately surrounding areas contains an open body of water 
that serves as natural habitat in which fish could exist. 

The existing trees on the project site may provide habitat suitable for nesting migratory birds that 
were observed on the project site. Several of the existing on-site trees, which are primarily 
ornamental, would be removed during construction. Therefore, the proposed project has the 
potential to impact active bird nests if vegetation and trees are removed during the nesting season. 
Nesting birds are protected under the federal Migratory Bird Treaty Act (MBTA) (Title 33, United 
States Code, Section 703 et seq., see also Title 50, Code of Federal Regulations, Part 10) and Section 
3503 of the California Fish and Game Code. Therefore, implementation of the proposed project 
would be subject to the provisions of the MBTA, which prohibits disturbing or destroying active 
nests. Project implementation must be accomplished in a manner that avoids impacts to active 
nests during the breeding season. If project construction occurs between February 1 and August 31, 
a qualified biologist shall conduct a nesting bird survey prior to ground- and/or vegetation-
disturbing activities to confirm the absence of nesting birds. As documented in Regulatory 
Compliance Measure BIO-1, as provided below, avoidance of impacts can be accomplished through 
a variety of means, including establishing suitable buffers around any active nests. With 
implementation of Regulatory Compliance Measure BIO-1, impacts to nesting birds would be less 
than significant, and no mitigation is required. This topic will not be analyzed further in the EIR. 

Regulatory Compliance Measure: 

The following regulatory compliance measure is an existing regulation that is applicable to the 
proposed project and is considered in the analysis of potential impacts related to biological 
resources. The City of Cypress considers this requirement to be mandatory; therefore, it is not a 
mitigation measure.  
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Regulatory Compliance Measure BIO-1 Nesting Bird Survey and Avoidance. If vegetation 
removal, construction, or grading activities are planned to 
occur within the active nesting bird season (February 1 
through August 31), the Director of the City of Cypress 
Community Development Department, or designee, shall 
confirm that the Applicant has retained a qualified 
biologist who shall conduct a preconstruction nesting bird 
survey no more than 3 days prior to the start of such 
activities. The nesting bird survey shall include the work 
area and areas adjacent to the site (within 500 feet, as 
feasible) that could potentially be affected by project-
related activities such as noise, vibration, increased 
human activity, and dust, etc. For any active nest(s) 
identified, the qualified biologist shall establish an 
appropriate buffer zone around the active nest(s). The 
appropriate buffer shall be determined by the qualified 
biologist based on species, location, and the nature of the 
proposed activities. Project activities shall be avoided 
within the buffer zone until the nest is deemed no longer 
active, as determined by the qualified biologist. 

e) Would the project conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance? 

Less Than Significant Impact. The Landmark Tree Ordinance in the City’s Municipal Code protects 
designated landmark trees that are specifically identified in the City’s Inventory of Landmark Trees 
(July 1996). As shown in this inventory, there are no landmark trees on the project site. The removal 
of any on-site trees or vegetation would not conflict with the City’s Landmark Tree Ordinance. 

Per Article IV of the Municipal Code, Street Trees, any tree within the public right-of-way belongs to 
the City of Cypress. Any work to street trees conducted as part of the proposed project would be 
done in accordance with the City Council’s adopted Parkway Tree Policy. The City has not adopted 
any other policies or ordinances protecting biological resources.  

Therefore, because the project would comply with all local policies and ordinances relating to tree 
protection, it would not result in any conflicts with local policies or ordinances protecting biological 
resources. Less than significant impacts would occur, and no mitigation is required. This topic will 
not be analyzed further in the EIR. 

f) Would the project conflict with the provisions of an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, regional, or state habitat 
conservation plan? 

No Impact. There is no adopted Habitat Conservation Plan (HCP), Natural Community Conservation 
Plan (NCCP), or other habitat conservation plan in the City. As discussed above in Response 4.4(a), 
the OCTA NCCP/HCP includes a Plan Area that covers the entirety of Orange County, including 
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Cypress. The City is not a party to the OCTA NCCP/HCP, and development activity within the City is 
not subject to the provisions of the OCTA NCCP/HCP. Therefore, the OCTA NCCP/HCP does not apply 
to the proposed project, and the proposed project would not conflict with any local, regional, or 
State HCP or NCCP. The proposed project would not result in impacts related to conflict with any 
provisions of an HCP or NCCP, and no mitigation is required. This topic will not be analyzed further 
in the EIR. 
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4.5 CULTURAL RESOURCES 
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b) Cause a substantial adverse change in the significance of 

an archaeological resource pursuant to §15064.5?      
c) Would the project disturb any human remains, including 

those interred outside of dedicated cemeteries?     

 

Discussion 

The following section is based on the extensive archival research and observation of aerial 
photographs in the Phase I Environmental Site Assessment (Phase I ESA) 5665 Plaza Drive Cypress, 
California, prepared by Stantec Consulting Services, Inc. (September 2021) and provided in 
Appendix B of this Initial Study. 

Impact Analysis  

a)  Would the project cause a substantial adverse change in the significance of a historical 
resource pursuant to §15064.5? 

No Impact. The project site is located in an urbanized area and is developed with a five-story office 
building and associated surface parking lot. According to the Phase I ESA prepared for the project, 
historical aerial photographs indicate that the project site was used for light agricultural purposes 
from approximately 1938 to the late 1980s, with railroad tracks adjacent to the north. By 1994, the 
project site was developed with the existing office building, as well as commercial buildings to the 
north, east, and south. The railroad tracks were also no longer present in 1994. Additional 
commercial development was completed to the west and south of the project site by 2002. The 
project site and surrounding areas have largely remained the same since 2002. 

Based on the previous level of disturbance and the fact that the existing office building on the 
project site was constructed around 1994, no known historic resources exist on the project site. 
Therefore, the proposed project would not cause a substantial adverse change in the significance of 
a historical resource. No impact would occur, and no mitigation is required. Please refer to Section 
4.2 in the Draft EIR for a further discussion of this topic. 

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

Less Than Significant with Mitigation Incorporated. Based on the City of Cypress General Plan 
Conservation, Open Space and Recreation Element (2013), there are no known archaeological 
resources located at the project site. There are no National Register of Historic Places listed or 
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eligible properties or State landmarks in the City.16 Additionally, there are no known archaeological 
resources existing within the City.17  

The project site has been previously disturbed to construct an office building and a surface parking 
lot. The existing office building at the project site would be demolished, materials removed, and the 
entirety of the site would be graded for the construction of the proposed project. During site 
preparation/grading activities, there is the potential to encounter unknown cultural resources. In 
the event that historical or archaeological resources are encountered during grading and 
construction, operations shall cease and Mitigation Measure CUL-1 would be implemented. 
Additionally, Regulatory Compliance Measure CUL-1, described below in Response 4.8(c), is a 
standard condition based on State law related to the discovery of human remains. This regulatory 
compliance measure is applicable to the proposed project and shall be incorporated to ensure that 
the project has minimal impacts related to unknown buried human remains. 

With the implementation of Mitigation Measure CUL-1 and compliance with Regulatory Compliance 
Measure CUL-1, project impacts to archaeological resources would be less than significant with 
mitigation incorporated. Please refer to Section 4.2 in the Draft EIR for a further discussion of this 
topic. 

Mitigation Measure: 

Mitigation Measure CUL-1 Unknown Archaeological Resources. In the event that 
archaeological resources are discovered during excavation, grading, 
or construction activities, work shall cease within 50 feet of the find 
until a qualified archaeologist from the Orange County List of 
Qualified Archaeologists has evaluated the find in accordance with 
federal, State, and local guidelines to determine whether the find 
constitutes a “unique archaeological resource,” as defined in 
Section 21083.2(g) of the California Public Resources Code (PRC). 
The Applicant and its construction contractor shall not collect or 
move any archaeological materials and associated materials. 
Construction activity may continue unimpeded on other portions of 
the project site. Any found deposits shall be treated in accordance 
with federal, State and local guidelines, including those set forth in 
PRC Section 21083.2, and shall be assessed, handled, and treated 
consistent with accepted standards, such as the Secretary of the 
Interior’s standards and guidelines for archaeology and historic 
preservation. Prior to commencement of grading activities, the 
Director of the City of Cypress (City) Community Development 
 

16  City of Cypress. General Plan. Conservation/Open Space/Recreation Element. Page COSR-7. Website: 
https://www.cypressca.org/home/showpublisheddocument/686/636123123792970000 (accessed 
September 26, 2023).   

17  City of Cypress. General Plan Environmental Impact Report. Effects Found Not To Be Significant. Page 703.  
Website: https://www.cypressca.org/home/showpublisheddocument/686/636123123792970000 
(accessed September 26, 2023).  
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Department, or designee, shall verify that all project grading and 
construction plans include specific requirements regarding 
California PRC (Section 21083.2[g]) and the treatment of 
archaeological resources as specified above. 

c)  Would the project disturb any human remains, including those interred outside of dedicated 
cemeteries? 

Less Than Significant Impact. No known human remains are present on the project site, and there 
are no facts or evidence to support the idea that Native Americans or people of European descent 
are buried on the project site. However, as described previously, buried and undiscovered 
archaeological remains, including human remains, may be present below the ground surface in 
portions of the project site. Disturbing human remains could violate the State’s Health and Safety 
Code, as well as destroy the resource. In the unlikely event that human remains are encountered 
during project grading, the proper authorities would be notified, and standard procedures for the 
respectful handling of human remains during the earthmoving activities would be adhered to. 
Construction contractors are required to adhere to California Code of Regulations (CCR) Section 
15064.5(e), PRC Section 5097, and Section 7050.5 of the State’s Health and Safety Code. To ensure 
proper treatment of burials in the event of an unanticipated discovery of a burial, human bone, or 
suspected human bone, the law requires that all excavation or grading in the vicinity of the find halt 
immediately, the area of the find be protected, and the contractor immediately notify the County 
Coroner of the find. The contractor, the Applicant, and the County Coroner are required to comply 
with the provisions of CCR Section 15064.5(e), PRC Section 5097.98, and Section 7050.5 of the 
State’s Health and Safety Code. Compliance with these provisions (specified in Regulatory 
Compliance Measure CUL-1) would ensure that any potential impacts to unknown buried human 
remains would be less than significant by ensuring appropriate examination, treatment, and 
protection of human remains as required by State law. Please refer to Section 4.2 in the Draft EIR 
for a further discussion of this topic. 

Regulatory Compliance Measures: 

No mitigation is required. However, the following regulatory compliance measure is a standard 
condition based on State law related to the discovery of human remains. This regulatory compliance 
measure is applicable to the proposed project and shall be incorporated to ensure that the project 
has minimal impacts related to unknown buried human remains.  

Regulatory Compliance Measure CUL-1 Human Remains. In the event that human remains are 
encountered on the project site, work within 50 feet of 
the discovery shall be redirected and the County 
Coroner notified immediately consistent with the 
requirements of California Code of Regulations (CCR) 
Section 15064.5(e). State Health and Safety Code 
Section 7050.5 states that no further disturbance shall 
occur until the County Coroner has made a 
determination of origin and disposition pursuant to 
Public Resources Code (PRC) Section 5097.98. If the 
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remains are determined to be Native American, the 
County Coroner shall notify the Native American 
Heritage Commission (NAHC), which shall determine 
and notify a Most Likely Descendant (MLD). With the 
permission of the property owner, the MLD may inspect 
the site of the discovery. The MLD shall complete the 
inspection within 48 hours of notification by the NAHC. 
The MLD may recommend scientific removal and non-
destructive analysis of human remains and items 
associated with Native American burials. Consistent 
with CCR Section 15064.5(d), if the remains are 
determined to be Native American and an MLD is 
notified, the City of Cypress shall consult with the MLD 
as identified by the NAHC to develop an agreement for 
treatment and disposition of the remains. Prior to the 
issuance of grading permits, the Director of the City of 
Cypress Community Development Department, or 
designee, shall verify that all grading plans specify the 
requirements of CCR Section 15064.5(e), State Health 
and Safety Code Section 7050.5, and PRC Section 
5097.98, as stated above. 
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4.6 ENERGY 
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Discussion 

Total electricity generation in California in 2022 (the most recent data published by the California 
Energy Commission [CEC]) was 287,220 gigawatt-hours (GWh), up 3.4 percent from 2021’s total 
generation of 277,764 GWh.18 The project site is within the service territory of Southern California 
Edison (SCE). SCE provides electricity to more than 15 million people in a 50,000-square-mile area of 
Central, Coastal, and Southern California.19 According to the CEC, total electricity consumption in the 
SCE service area in 2022 was 85,870 GWh. Total electricity consumption in Orange County in 2022 
was 20,243.7 GWh (20,243,721,856 kilowatt hours [kWh]).20  

Natural gas consumed in California is used for electricity generation (45 percent), residential uses 
(21 percent), industrial uses (25 percent), and commercial uses (9 percent). California continues to 
depend on out-of-state imports for nearly 90 percent of its natural gas supply.21 The Southern 
California Gas Company (SoCalGas) is the natural gas service provider for the project site. SoCalGas 
provides natural gas to approximately 21.8 million people in a 24,000-square-mile service area 
throughout Central and Southern California, from Visalia to the Mexican border.22 According to the 
CEC, total natural gas consumption in the SoCalGas service area in 2022 was 5,026 million therms 
(1,646 million therms for the industrial sector). Total natural gas consumption in Orange County in 

 
18  California Energy Commission (CEC). 2023. 2022 Total System Electric Generation. Website: 

https://www.energy.ca.gov/data-reports/energy-almanac/california-electricity-data/2022-total-system-
electric-generation#:~:text=Highlights%20for%202022,(9%2C456%20GWh)%20from%202021. (accessed 
December 2023). 

19  Southern California Edison (SCE). Fact Sheets. Website: https://newsroom.edison.com/fact-sheets/fs 
(accessed December 2023). 

20  CEC. 2019a. California Energy Consumption Database. Website: http://www.ecdms.energy.ca.gov/ 
(accessed December 2023). 

21  CEC. 2020. Supply and Demand of Natural Gas in California. Website: https://www.energy.ca.gov/data-
reports/energy-almanac/californias-natural-gas-market/supply-and-demand-natural-gas-california 
(accessed December 2023). 

22  Southern California Gas Company (SoCalGas). 2019. About SoCalGas. Website: https://www3.socalgas.
com/about-us/company-profile (accessed December 2023). 
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increase the efficient use of fuel supplies with the least environmental and energy costs. To further 
this policy, the plan identifies a number of strategies, including assistance to public agencies and 
fleet operators in implementing incentive programs for zero emission vehicles and their 
infrastructure needs, and encouragement of urban designs that reduce VMT and accommodate 
pedestrian and bicycle access. 

The CEC recently adopted the 2023 Integrated Energy Policy Report29 that provides the results of the 
CEC’s assessments of a variety of energy issues facing California. The City of Cypress relies on the 
State’s integrated energy plan and does not have its own local plan to address renewable energy or 
energy efficiency. 

As indicated above, energy usage on the project site during construction would be temporary in 
nature and would be relatively small in comparison to the overall use in the County. In addition, 
energy usage associated with operation of the proposed project would be relatively small in 
comparison to the overall use in Orange County and the State’s available energy sources. Therefore, 
energy impacts at the regional level would be negligible. Because California’s energy conservation 
planning actions are conducted at a regional level, and because the proposed project’s total impact 
on regional energy supplies would be minor, the proposed project would not conflict with or 
obstruct California’s energy conservation plans as described in the CEC’s Integrated Energy Policy 
Report. Additionally, as demonstrated above, the proposed project would not result in the 
inefficient, wasteful, and unnecessary consumption of energy. Potential impacts related to conflict 
with or obstruction of a State or local plan for renewable energy or energy efficiency would be less 
than significant, and no mitigation is required. Please refer to Section 4.3 in the Draft EIR for a 
further discussion of this topic. 

 
29  CEC. 2023. 2023 Integrated Energy Policy Report Update. Docket No. 23-IEPR-01. 
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• The drilling of 5 borings to depths of 25 to 51.5 feet below existing grade utilizing a truck- 
mounted drilling rig equipped with an 8-inch diameter hollow-stem auger, and associated soil 
sampling and logging by a geologist and engineer to substantiate the subsurface findings 
reported by the previous consultant and obtain additional subsurface information;  

• A total of five (5) monitoring wells that were installed to determine static water levels and 
provide a means of groundwater monitoring in advance of and during construction; 

• Review of the liquefaction analyses performed by the previous consultant and the performance 
of two (2) additional Cone Penetrometer Tests to depths of 50 feet below grade for liquefaction 
evaluation; 

• Laboratory testing, including moisture content and dry density of relatively undisturbed samples 
obtained in the field, maximum density/optimum moisture relationship, expansion index, 
hydrometer, classification, consolidation, direct shear, and Atterberg limits;  

• Engineering geologic/geotechnical evaluation and analysis of the findings by G3SoilWorks and 
those presented in the referenced reports relative to the existing site conditions and proposed 
development, including geologic hazards and re-evaluation of potential site liquefaction;  

• Consultation with a ground improvement design and build specialist to develop criteria for use 
in ground stabilization and preliminary recommendations for remedial grading/ground 
improvement, and foundation design criteria; and 

• Preparation of a written report presenting a summary of field findings, laboratory test results, 
and updated recommendations for grading, preliminary criteria for ground improvement, 
foundation design and construction, and utility trench excavation considerations. 

Impact Analysis  

a) Would the project directly or indirectly cause potential substantial adverse effects, including 
the risk of loss, injury, or death involving:  

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

No Impact. According to the Geotechnical Evaluation, active faults do not appear to be present 
under or in close proximity to the project site. Additionally, according to the California Geological 
Survey’s EQ Zapp: California Earthquake Hazards Zone Application (EQ Zapp web-based application), 
the Newport-Inglewood and Whittier Fault Zones are the nearest fault zones located approximately 
5.1 miles southwest and 11.6 miles northeast of the project site, respectively. Therefore, surface 
rupture is not anticipated to occur within the project site or surrounding vicinity. No impact would 
occur, and no mitigation is required. 
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In general, materials that are susceptible to liquefaction are loose, saturated granular soils having 
low fine content under low confining pressures and some low plastic silts and clays. 

According to the California Geological Survey’s EQ Zapp, the project site is located in a Liquefaction 
Hazards Zone of required investigations. The Geotechnical Evaluation included a subsurface 
exploration and has determined the presence of potentially liquefiable soils to depths of 50 feet. 
Further analysis determined potential dynamic settlements of approximately 2.9 inches to 5.27 
inches during a strong seismic event.  

This dynamic settlement as a result of severe seismic activity is expected to occur over a large area 
and would result in areal subsidence, and the potential differential settlement is expected to be 
significantly less over any relatively small segment. However, given the nature of the proposed 
project, which includes a light industrial facility with office and warehouse uses, differential 
settlements under current conditions could be significant. Thus, remedial grading, foundation 
considerations, and/or in-situ ground improvement measures are recommended in the 
Geotechnical Evaluation to help mitigate potential adverse effects due to soil liquefaction. 

Mitigation Measure GEO-1, provided below, requires the construction contractor to comply with the 
recommendations in the Geotechnical Evaluation to reduce the proposed project’s impact related to 
liquefaction. Therefore, with implementation of Mitigation Measure GEO-1, the proposed project’s 
impacts related to liquefaction would be reduced to less than significant. The project would also be 
required to adhere to Regulatory Compliance Measure GEO-1. Please refer to Section 4.4 in the 
Draft EIR for a further discussion of this topic. 

Mitigation Measure: 

Mitigation Measure GEO-1 Implementation of Geotechnical Evaluation Recommendations. 
The Applicant’s construction contractor shall implement the 
recommendations of the Geotechnical Evaluation prepared for the 
proposed project, as applicable, to the satisfaction of the City of 
Cypress’ (City) Building Official, or designee. The City’s Building 
Official, or designee, shall confirm recommendations have been 
implemented into the design and construction of the proposed 
project prior to the issuance of a building permit. 

iv. Landslides? 

No Impact. According to the City’s General Plan Safety Element (2001), no significant topographic 
features exist within the City. Further, according to the Geotechnical Evaluation, the topography of 
the site is relatively flat to very gently sloping. Site elevations in feet above the North American 
Vertical Datum of 1988 (NAVD88) are estimated to range from approximately 38 feet above mean 
sea level (amsl) near the northeast and southeast corners of the site, approximately 39 feet amsl 
near the center of the site, and approximately 35–36 feet amsl near the northwest and southwest 
corners of the site, respectively. Evidence of ancient landslides or slope instabilities were not 
observed at the project site. Both the project site and surrounding properties are flat with no 
unusual geographic features, and therefore, neither the project site nor the surrounding area has 
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the potential for impacts related to landslides. No mitigation is required. Please refer to Section 4.4 
in the Draft EIR for a further discussion of this topic. 

b) Would the project result in substantial soil erosion or the loss of topsoil? 

Less Than Significant Impact. 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. However, as described in Section 4.10, Hydrology and Water Quality, the 
Construction General Permit requires preparation of a Storm Water Pollution Prevention Plan 
(SWPPP) (see Regulatory Compliance Measure HYD-1 in that section). The SWPPP would detail 
Erosion Control and Sediment Control Best Management Practices (BMPs) to be implemented 
during project construction to minimize erosion and retain sediment on site. With compliance with 
the requirements of the Construction General Permit and with implementation of the construction 
BMPs, construction impacts related to substantial soil erosion and loss of topsoil would be less than 
significant. Following construction, the project site would be covered with the proposed buildings, 
paving, and landscaping. Therefore, operation of the proposed project would not result in 
substantial soil erosion or loss of topsoil. Potential soil erosion impacts related to construction 
activities would be less than significant with adherence to the required regulations discussed above. 
Operation of the proposed project would result in no impacts related to soil erosion or loss of 
topsoil. No mitigation is required. Please refer to Section 4.4 in the Draft EIR for a further 
discussion of this topic. 

c) Would the project be located on a geologic unit or soil that is unstable, or that would become 
unstable as a result of the project, and potentially result in on-site or off-site landslides, 
lateral spreading, subsidence, liquefaction, or collapse? 

Less Than Significant with Mitigation Incorporated. Landslides and other forms of mass wasting, 
including mud flows, debris flows, and soil slips, occur as soil moves downslope under the influence 
of gravity. Landslides are frequently triggered by intense rainfall or seismic shaking. Because the 
project site is in a flat area, landslides or other forms of natural slope instability do not represent a 
significant hazard to the project site or the surrounding area. In addition, as discussed in Response 
4.7(a)(iv), the site is not within an area susceptible to landslides as both the project site and 
surrounding properties are flat with no unusual geographic features.  

Lateral spreading often occurs on very gentle slopes or flat terrain. The dominant mode of 
movement is lateral extension accompanied by shear or tensile fracture. This failure is caused by 
liquefaction and is usually triggered by rapid ground motion, such as that experienced during an 
earthquake, but can also be artificially induced. When coherent material, either bedrock or soil, 
rests on materials that liquefy, the upper units may undergo fracturing and extension and may then 
subside, translate, rotate, disintegrate, or liquefy and flow. The Geotechnical Evaluation indicates 
that heavy lateral spreading is considered a low risk while ground cracking displacements, and 
localized spread is considered a moderate risk. These risks would be reduced by the implementation 
of Regulatory Compliance Measure GEO-1, which would include ground treatment and dewatering, 
as well as providing a capping of engineered fill.  Therefore, potential impacts related to lateral 
spreading would be less than significant, and no mitigation is required. 
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f) Would the project directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature? 

Less Than Significant with Mitigation Incorporated. The project site contains Artificial Fill, which has 
no paleontological sensitivity, and Young Alluvium, Unit 2, which has low paleontological sensitivity 
from the surface to a depth of 10 feet and high paleontological sensitivity below 10 feet. With a 
maximum excavation depth of 8 feet during construction, the proposed project is expected to 
remain in deposits with no or low paleontological sensitivity. However, in the event that 
paleontological resources are encountered during construction, Mitigation Measure GEO-2, detailed 
below, would require work in the immediate area of the discovery to be halted and a qualified 
paleontologist to assess the discovery. These procedures would reduce potential impacts to 
scientifically significant nonrenewable paleontological resources encountered during construction. 
Please refer to Section 4.4 in the Draft EIR for a further discussion of this topic. 

Mitigation Measure:  

Mitigation Measure GEO-2 Procedures for Unexpected Paleontological Resources Discoveries.  
In the event that paleontological resources are encountered, work 
in the immediate area of the discovery shall be halted and the 
Applicant shall retain a professional paleontologist who meets the 
qualifications established by the Society of Vertebrate Paleontology 
to assess the discovery. The qualified, professional paleontologist 
shall make recommendations regarding the treatment and 
disposition of the discovered resources, as well as the need for 
subsequent paleontological mitigation, which may include, but not 
be limited to, paleontological monitoring, collection of observed 
resources, preservation, stabilization and identification of collected 
resources, curation of resources into a museum repository, and 
preparation of a monitoring report of findings, consistent with well 
accepted standards, such as those established by the Society of 
Vertebrate Paleontology. The City of Cypress shall ensure that the 
recommendations from the qualified, professional paleontologist 
shall be followed by the Applicant. 
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4.8 GREENHOUSE GAS EMISSIONS 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Would the project:     
a) Generate greenhouse gas emissions, either directly or 

indirectly, that may have a significant impact on the 
environment? 

    

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

    

 

Discussion 

Greenhouse gases (GHGs) are present in the atmosphere naturally, are released by natural sources, 
or are formed from secondary reactions taking place in the atmosphere. The gases that are widely 
seen as the principal contributors to human-induced global climate change are: 

• Carbon dioxide (CO2); 
• Methane (CH4); 
• Nitrous oxide (N2O); 
• Hydrofluorocarbons (HFCs); 
• Perfluorocarbons (PFCs); and 
• Sulfur Hexafluoride (SF6). 

Over the last 200 years, humans have caused substantial quantities of GHGs to be released into the 
atmosphere. These extra emissions are increasing GHG concentrations in the atmosphere and 
enhancing the natural greenhouse effect, believed to be causing global warming. While manmade 
GHGs include naturally occurring GHGs such as CO2, methane, and N2O, some gases, like HFCs, PFCs, 
and SF6 are completely new to the atmosphere. 

Certain gases, such as water vapor, are short-lived in the atmosphere. Others remain in the 
atmosphere for significant periods of time, contributing to climate change in the long term. Water 
vapor is excluded from the list of GHGs above because it is short-lived in the atmosphere and its 
atmospheric concentrations are largely determined by natural processes, such as oceanic 
evaporation.  

These gases vary considerably in terms of Global Warming Potential (GWP), which is a concept 
developed to compare the ability of each GHG to trap heat in the atmosphere relative to another 
gas. The GWP is based on several factors, including the relative effectiveness of a gas to absorb 
infrared radiation and length of time that the gas remains in the atmosphere (“atmospheric 
lifetime”). The GWP of each gas is measured relative to CO2, the most abundant GHG; the definition 
of GWP for a particular GHG is the ratio of heat trapped by one unit mass of the GHG to the ratio of 
heat trapped by one unit mass of CO2 over a specified time period. GHG emissions are typically 
measured in terms of pounds or tons of “CO2 equivalents” (CO2e). 
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Impact Analysis 

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

Less Than Significant Impact. State CEQA Guidelines Section 15064(b) provides that the 
“determination of whether a project may have a significant effect on the environment calls for 
careful judgment on the part of the public agency involved, based to the extent possible on scientific 
and factual data,” and further states that an “ironclad definition of significant effect is not always 
possible because the significance of an activity may vary with the setting.”  

The City of Cypress has adopted Appendix G of the State CEQA Guidelines as the significance 
threshold for GHG emissions. A project would normally have a significant effect on the environment 
if it would: 

• Generate GHG emissions, either directly or indirectly, that may have a significant impact on the 
environment; or 

• Conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing the 
emissions of GHGs.  

To provide guidance to local lead agencies on determining significance for GHG emissions in their 
CEQA documents, the South Coast Air Quality Management District (SCAQMD) has convened a GHG 
CEQA Significance Threshold Working Group (Working Group). Based on the last Working Group 
meeting held in September 2010 (Meeting No. 15), SCAQMD proposed to adopt a tiered approach 
for evaluating GHG emissions for development projects where SCAQMD is not the lead agency: 

• Tier 1—Exemptions: If a project is exempt from CEQA, project-level and cumulative GHG 
emissions are less than significant. 

• Tier 2—Consistency with a Locally Adopted GHG Reduction Plan: If the project complies with a 
GHG emissions reduction plan or mitigation program that avoids or substantially reduces GHG 
emissions in the project’s geographic area (i.e., city or county), project-level and cumulative 
GHG emissions are less than significant. 

• Tier 3—Numerical Screening Threshold: If GHG emissions are less than the numerical screening-
level threshold, project-level and cumulative GHG emissions are less than significant.  

For projects that are not exempt or where no qualifying GHG reduction plans are directly 
applicable, SCAQMD requires an assessment of GHG emissions. SCAQMD, under Option 1, is 
proposing a “bright-line” screening-level threshold of 3,000 metric tons (MT) of CO2e (or MT 
CO2e) per year (or MT CO2e/year) for all land use types or, under Option 2, the following land 
use-specific thresholds: 1,400 MT CO2e for commercial projects; 3,500 MT CO2e for residential 
projects; or 3,000 MT CO2e for mixed-use projects. This bright-line threshold is based on a 
review of the Office of Planning and Research (OPR) database of CEQA projects. Based on their 
review of 711 CEQA projects, 90 percent of CEQA projects would exceed the bright-line 
thresholds identified above. Therefore, projects that do not exceed the bright-line threshold 
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would have a nominal and therefore less than cumulatively considerable impact on GHG 
emissions. 

• Tier 4—Performance Standards: If emissions exceed the numerical screening threshold, a more 
detailed review of the project’s GHG emissions is warranted. The SCAQMD has proposed an 
efficiency target for projects that exceed the bright-line threshold. The current recommended 
approach is per-capita efficiency targets. The SCAQMD is not recommending use of a percentage 
emissions reduction target. Instead, the SCAQMD proposes proposed a 2020 efficiency target of 
4.8 MT CO2e per year per service population for project-level analyses and 6.6 MT CO2e per year 
per service population for plan-level projects (e.g., program-level projects such as General 
Plans).  

For the purpose of this analysis, the proposed project will be compared to the threshold of 3,000 MT 
CO2e per year for all land use types. The project is also evaluated for compliance with the 2022 
Scoping Plan and 2020–2045 Regional Transportation Plan/Sustainable Communities Strategy 
(RTP/SCS). 

Construction Greenhouse Gas Emissions. Demolition and construction activities associated with the 
proposed project would produce combustion emissions from various sources. During construction, 
GHGs would be emitted through the operation of construction equipment and from worker and 
builder supply vendor vehicles, each of which typically use fossil-based fuels to operate. The 
combustion of fossil-based fuels creates GHGs such as CO2, CH4, and N2O. Furthermore, CH4 is 
emitted during the fueling of heavy equipment. Exhaust emissions from on-site construction 
activities would vary daily as construction activity levels change. 

The SCAQMD does not have an adopted threshold of significance for construction-related GHG 
emissions. However, lead agencies are required to quantify and disclose GHG emissions that would 
occur during construction. The SCAQMD suggests that construction GHG emissions be amortized 
over the life of the project (defined as 30 years), added to the operational emissions, and compared 
to the applicable interim GHG significance threshold tier. 

Using the California Emissions Estimator Model version 2022.1 (CalEEMod), it is estimated that the 
proposed project would generate a total of approximately 539.3 MT CO2e during construction of the 
project. When annualized over the 30-year life of the project, annual emissions would be 18.0 MT 
CO2e.  

Operational Emissions Long-term operation of the proposed project would generate GHG emissions 
from area, mobile, stationary, waste, and water sources as well as indirect emissions from sources 
associated with energy consumption. Mobile-source GHG emissions would include project-
generated vehicle trips. Area-source emissions would be associated with activities such as 
landscaping and maintenance on the project site, and other sources. Waste source emissions 
generated by the proposed project include energy generated by landfilling and other methods of 
disposal related to transporting and managing project-generated waste. In addition, water source 
emissions associated with the proposed project are generated by water supply and conveyance, 
water treatment, water distribution, and wastewater treatment. 
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climate objectives and support a range of economic, environmental, energy security, environmental 
justice, and public health priorities.  

As identified above, the 2022 Scoping Plan Update contains GHG reduction measures that work 
toward reducing GHG emissions, consistent with the targets set by EO B-30-15 and codified by SB 32 
and AB 197. The measures applicable to the proposed project include energy efficiency measures, 
water conservation and efficiency measures, and transportation and motor vehicle measures, as 
discussed below. 

Energy efficiency measures are intended to maximize energy-efficient building and appliance 
standards; pursue additional efficiency efforts, including new technologies and new policy and 
implementation mechanisms; and pursue comparable investment in energy efficiency from all retail 
providers of electricity in California. In addition, these measures are designed to expand the use of 
green building practices to reduce the carbon footprint of California’s new and existing inventory of 
buildings. As identified above, the proposed project would comply with the latest California Green 
Building Standards Code (CALGreen Code) standards regarding energy conservation and green 
building. Therefore, the proposed project would comply with applicable energy measures. 

Water conservation and efficiency measures are intended to continue efficiency programs and use 
cleaner energy sources to move and treat water. Increasing the efficiency of water transport and 
reducing water use would reduce GHG emissions. As noted above, the project would be required to 
comply with the latest CALGreen Code standards, which include a variety of different measures, 
including reduction of wastewater and water use. The proposed project would also include drought 
tolerant landscape and would be required to comply with the California Model Water Efficient 
Landscape Ordinance. Therefore, the proposed project would not conflict with any of the water 
conservation and efficiency measures.   

The goal of transportation and motor vehicle measures is to develop regional GHG emission 
reduction targets for passenger vehicles. Specific regional emission targets for transportation 
emissions would not directly apply to the proposed project. However, vehicles traveling to the 
project site would comply with the Pavley II (LEV III) Advanced Clean Cars Program. The second 
phase of Pavley standards will reduce GHG emissions from new cars by 34 percent from 2016 levels 
by 2025. Therefore, the proposed project would not conflict with the identified transportation and 
motor vehicle measures. 

The proposed project would comply with existing State regulations adopted to achieve the overall 
GHG emissions reduction goals.  

2020–2045 RTP/SCS.The Southern California Association of Government’s (SCAG) 2020–2045 
RTP/SCS was adopted on September 3, 2020. SCAG’s RTP/SCS identifies that land use strategies that 
focus on new housing and job growth in areas served by high-quality transit and other opportunity 
areas would be consistent with a land use development pattern that supports and complements the 
proposed transportation network. The core vision in the 2020–2045 RTP/SCS is to better manage 
the existing transportation system through design management strategies, integrate land use 
decisions and technological advancements, create complete streets that are safe to all roadway 
users, preserve the transportation system, and expand transit and foster development in transit-
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oriented communities. The 2020–2045 RTP/SCS contains transportation projects to help more 
efficiently distribute population, housing, and employment growth, as well as a forecasted 
development pattern that is generally consistent with regional-level General Plan data. The 
forecasted development pattern, when integrated with the financially constrained transportation 
investments identified in the 2020–2045 RTP/SCS, would reach the regional target of reducing GHG 
emissions from automobiles and light-duty trucks by 19 percent per capita by 2035 (compared to 
2005 levels). The 2020–2045 RTP/SCS does not require that local General Plans, Specific Plans, or 
zoning be consistent with the 2020–2045 RTP/SCS, but it does provide incentives for consistency to 
governments and developers.  

Implementing SCAG’s RTP/SCS will greatly reduce the regional GHG emissions from transportation, 
helping to achieve statewide emissions reduction targets. The proposed project would not conflict 
with the stated goals of the RTP/SCS; therefore, the proposed project would not interfere with 
SCAG’s ability to achieve the region’s GHG reduction targets of 19 percent below 2005 per capita 
emissions levels by 2035, and it can be assumed that regional mobile emissions would decrease in 
line with the goals of the RTP/SCS. Furthermore, the proposed project is not regionally significant 
per State CEQA Guidelines Section 15206, and, as such, it would not conflict with the SCAG RTP/SCS 
targets since those targets were established and are applicable on a regional level. 

The proposed project would consist of a 191,394-square-foot light industrial building. Based on the 
nature of the proposed project, it is anticipated that implementation of the proposed project would 
not interfere with SCAG’s ability to implement the regional strategies outlined in the RTP/SCS. 
Therefore, the proposed project would not conflict with plans, policies, or regulations adopted for 
the purpose of reducing GHG emissions. Impacts would be less than significant, and no mitigation is 
required. Please refer to Section 4.5 in the Draft EIR for a further discussion of this topic. 
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4.9 HAZARDS AND HAZARDOUS MATERIALS 

 

Potentially 
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Impact 

Less Than 
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Less Than 
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Impact 
No 

Impact 
Would the project:     
a) Create a significant hazard to the public or the 

environment through the routine transport, use, or 
disposal of hazardous materials?  

    

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment?  

    

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

    

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

    

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within 2 miles of 
a public airport or public use airport, would the project 
result in a safety hazard or excessive noise for people 
residing or working in the project area?  

    

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

    

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

    

 

Discussion 

The following section is based on the Phase I Environmental Site Assessment 5665 Plaza Drive 
Cypress, California (Phase I ESA) prepared by Stantec Consulting Services, Inc. (September 2021) and 
the Asbestos Inspection Report 5665 Plaza Drive Cypress, California 90630 prepared by Pacific 
Environmental Company (August 2021), provided in Appendix B of this Initial Study. 

Impact Analysis  

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

Less Than Significant Impact. Hazardous materials are chemicals that could potentially cause harm 
during an accidental release or mishap, and are defined as being toxic, corrosive, flammable, 
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reactive, and an irritant, or strong sensitizer.32 Hazardous substances include all chemicals regulated 
under the United States Department of Transportation’s “hazardous materials” regulations and the 
United States Environmental Protection Agency’s (USEPA) “hazardous waste” regulations. 
Hazardous wastes require special handling and disposal because of their potential to damage public 
health and the environment. The probable frequency and severity of consequences from the routine 
transport, use, or disposal of hazardous materials is affected by the type of substance, the quantity 
used or managed, and the nature of the activities and operations. 

Construction of the proposed project would temporarily increase the regional transport, use, and 
disposal of construction-related hazardous materials and petroleum products (e.g., diesel fuel, 
lubricants, paints and solvents, and cement products containing strong basic or acidic chemicals). 
These materials are commonly used at construction sites, and the construction activities would be 
required to comply with applicable State and federal regulations for proper transport, use, storage, 
and disposal of excess hazardous materials and hazardous construction waste. In addition, 
Regulatory Compliance Measures HYD-1 and HYD-2, as detailed in Section 4.10, Hydrology and 
Water Quality, of this Initial Study, require compliance with the waste discharge permit 
requirements to avoid potential impacts to water quality due to spills or runoff from hazardous 
materials used during construction. Therefore, with adherence to the regulatory standards included 
in Regulatory Compliance Measures HYD-1 and HYD-2, impacts related to the routine transport, use, 
or disposal of hazardous materials during construction would be less than significant. 

The proposed project includes the development of one light industrial building with both warehouse 
and office uses. Warehouse and office uses typically do not present a hazard associated with the 
accidental release of hazardous substances into the environment.  Operation of the proposed light 
industrial building would involve the use of materials common to all urban developments that are 
labeled hazardous such as solvents and commercial cleansers and petroleum products and would 
include the limited use of pesticide and herbicides for landscape maintenance. Trucks accessing the 
businesses on site would contain oil and gasoline to power their engines, which could have the 
potential to result in minor releases of such substances through drips or leaks from truck loading 
areas.  

Any hazardous materials associated with project operations would be contained, stored, and used in 
accordance with manufacturers’ instructions and handled in compliance with applicable federal, 
State, and local regulations. In addition, operation of the proposed project would not store, 
transport, generate, or dispose of large quantities of hazardous substances. Therefore, potential 
impacts from the routine transport, use of disposal of hazardous materials resulting from operation 
of the proposed project would be less than significant, and no mitigation would be required. 

The Orange County Fire Authority’s (OCFA) Hazardous Material Division and the Orange County 
Environmental Health Department both identify types and amounts of waste generated in Orange 
County and establish programs for managing waste. The OCFA maintains a Hazardous Material 
Management Plan, which assures that adequate treatment and disposal capacity is available to 

 
32  A “sensitizer” is a chemical that can cause a substantial proportion of people or animals to develop an 

allergic reaction in normal tissue after repeated exposure to a chemical. 
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manage the hazardous waste generated within the County and address issues related to the 
disposal, handling, processing, storage, and treatment of local hazardous materials and waste 
products. 

The proposed project would be reviewed by the OCFA for hazardous material use, safe handling, 
and storage of materials. Prior to the issuance of grading permits, conditions of approval would be 
applied to the proposed project by the OCFA to reduce hazardous material impacts and ensure that 
any hazardous waste that is generated on site would be transported to an appropriate disposal 
facility by a licensed hauler in accordance with State and federal law. Therefore, due to the type and 
nature of the proposed project, its implementation would result in less than significant impacts 
related to the routine transport, use, or disposal of hazardous materials; no mitigation is required. 
This topic will not be analyzed further in the EIR. 

b) Would the project create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment? 

Less Than Significant Impact. The Phase I ESA prepared for the proposed project included site 
reconnaissance to visually assess the project site and surrounding area’s current land uses; and a 
review of regulatory agency reports, aerial photographs, and other historic record sources. The 
purpose of the Phase I ESA was to identify and assess environmental characteristics of the project 
site that could impact the present or future uses of the project site. 

The project site was historically used for agricultural purposes until approximately 1980. Based on 
the adjacent railroad line and historical agricultural use, pesticides or herbicides may have been 
utilized on the project site and near-surface soils may have at one time contained these compounds. 
However, the soils on the project site were reworked when the project site was developed in the 
early 1990s, and, therefore, it is not anticipated that any hazardous materials in the soils remain 
related to past agricultural use. The Phase I ESA concluded that there was no evidence of recognized 
environmental conditions at the project site. 

The Phase I ESA also determined that the presence of lead-based paint (LBP) was unlikely as the 
existing office building was built around 1990, and risks related to LBP only apply to paint that is 
intact but was applied before 1977. In addition, the Phase I ESA determined that previous 
investigations on the project site indicated the presence of asbestos-containing materials (ACMs) in 
building materials. However, further investigations in the Asbestos Inspection Report for the project 
site concluded that no ACMs or asbestos containing construction materials (ACCMs) were used in 
the construction of the improvements at the site. 

For the reasons described above, the proposed project would not create a significant hazard to the 
public or the environment through reasonably foreseeable upset and accident conditions involving 
the release of hazardous materials into the environment. Therefore, impacts would be less than 
significant, and no mitigation is required. This topic will not be analyzed further in the EIR. 

c) Would the project emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or proposed school? 
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Less Than Significant Impact. The closest schools to the project site are the Frank Vessels 
Elementary School (0.5 mile northeast) and Del Sol School (0.6 mile northwest). Therefore, there are 
no existing or proposed schools within 0.25 mile of the project site. 

As noted in Responses 4.9(a) and 4.9(b), the proposed project is not anticipated to release 
hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste in 
significant quantities. Construction activities associated with the proposed project would use a 
limited amount of hazardous and flammable substances/oils during heavy equipment operation for 
site excavation, grading, and construction. The amount of hazardous chemicals present during 
construction would be limited and would be in compliance with existing government regulations. 
Future light industrial land uses would not require the use, storage, disposal, or transport of large 
volumes of hazardous materials that could cause serious environmental damage in the event of an 
accident. Although hazardous substances could be present and used at the proposed light industrial 
building, such substances are generally present now in the existing development on the project site, 
typically found in small quantities, and can be cleaned up without affecting the environment. 
Therefore, impacts related to hazardous emissions or handling of hazardous or acutely hazardous 
materials, substances, or waste within 0.25 mile of an existing or proposed school would be less 
than significant, and no mitigation is required. This topic will not be analyzed further in the EIR. 

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

Less Than Significant Impact. Under Government Code Section 65962.5, the Department of Toxic 
Substances Control (DTSC) provides a list (Cortese List) of hazardous materials sites. The DTSC’s data 
management system (EnviroStor) does not include any sites within the City of Cypress.33 Therefore, 
the project site is not on the list, impacts related to the project site’s status on the list of hazardous 
materials sites would be less than significant, and no mitigation is required. This topic will not be 
analyzed further in the EIR. 

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

Less Than Significant Impact. The project site is located approximately 0.25 mile north of the Joint 
Forces Training Base (JFTB) Los Alamitos. The facilities at JFTB Los Alamitos include two runways and 
associated taxiways, ramp space, and hangars. According to the Orange County Airport Land Use 
Commission’s Airport Environs Land Use Plan (AELUP) for Joint Forces Training Base Los Alamitos, 
the project site is located in the Federal Aviation Administration’s (FAA) Part 77 Notification Area 

 
33  California Department Toxic Substances Control (DTSC). EnviroStor. Website: https://www.

envirostor.dtsc.ca.gov/public/map/?myaddress=5665+plaza+drive (accessed November  5, 2023).  
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(Exhibit D1) and the AELUP height restriction zone for JFTB Los Alamitos.34 Height limitations are 
imposed on projects within a height restriction zone so that structures or trees (1) do not obstruct 
the airspace required for takeoff, flight, or landing of an aircraft at an airport, or (2) are not 
otherwise hazardous to the landing or takeoff or aircraft. 

Implementation of the proposed project would not result in a safety hazard for people working in 
the vicinity of the project site because the proposed project would include the demolition of the 
existing five-story office building on the project site and replace it with a one-story light industrial 
building that would not exceed 50 feet in height (the proposed building would have a maximum 
height of approximately 51 feet, 6 inches, to the top of the parapet). As such, the proposed building 
would be consistent with the height of surrounding land uses and would not penetrate the 100 to 1 
imaginary surface that surrounds the runway at JFTB Los Alamitos. Impacts would be less than 
significant, and no mitigation is required. This topic will not be analyzed further in the EIR. 

f) Would the project impair implementation of or physically interfere with an adopted 
emergency response plan or emergency evacuation plan? 

No Impact. The City’s emergency evacuation routes are shown on Exhibit SAF-5 in the Safety 
Element (2001) of the City’s General Plan. All emergency evacuation activities are coordinated by 
the City’s Police Chief. The Police Chief would issue evacuation orders based on information 
gathered from emergency experts. Evacuation operations would be conducted by law enforcement 
agencies, highway/road/street departments, and public and private transportation providers.35  The 
project site is located near Katella Avenue and Valley View Street, both of which are identified as 
emergency evacuation routes by the City.36 The proposed project does not include any 
modifications to Katella Avenue or Valley View Street and would not introduce any new driveways 
or other vehicular access points to either street. Therefore, the proposed project would not 
interfere with emergency operations and evacuations, and there would be no impact on emergency 
response. No mitigation is required. This topic will not be analyzed further in the EIR. 

g) Would the project expose people or structures, either directly or indirectly, to a significant risk 
of loss, injury or death involving wildland fires? 

No Impact. The California Department of Forestry and Fire Protection (CAL FIRE) has mapped areas 
of significant fire hazards in the State through its Fire and Resources Assessment Program (FRAP). 
These maps place areas of California into different fire hazard severity zones (FHSZ), based on a 
hazard scoring system using subjective criteria for fuels, fire history, terrain influences, housing 
densities, and occurrence of severe fire weather where urban conflagration could result in 
catastrophic losses. As part of this mapping system, the California Department of Forestry and Fire 

 
34  Orange County Airport Land Use Commission. 2016. Airport Environs Land Use Plan for Joint Forces 

Training Base Los Alamitos. Website:  http://www.ocair.com/commissions/aluc/docs/JFTB-AELUP2016
ProposedFINAL.pdf (accessed November 13, 2023). 

35  City of Cypress. General Plan Environmental Impact Report. Geology and Seismic Hazards. Page 4.6-7. 
36  City of Cypress General Plan, Safety Element, Emergency Evacuation Routes map (Exhibit SAF-5), 

October 2, 2001. 
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Protection (CAL FIRE) is responsible for wildland fire protection for land areas that are generally 
unincorporated, which are classified as State Responsibility Areas (SRAs). In areas where local fire 
protection agencies (e.g., Orange County Fire Authority [OCFA]) are responsible for wildfire 
protection, the lands are classified as Local Responsibility Areas (LRAs). CAL FIRE currently identifies 
the project site as an LRA. In addition to establishing local or State responsibility for wildfire 
protection in a specific area, CAL FIRE designates areas as very high fire hazard severity zones 
(VHFHSZ) or non-VHFHSZ. 

According to the CAL FIRE Very High Fire Hazard Severity Zone Maps for the Orange County region, 
the entire City of Cypress is designated as a non-VHFHSZ,37 and the City does not include an SRA. 
The nearest VHFHSZ to the project site is approximately 10 miles to the northeast in Coyote Hills on 
the western side of Fullerton.38 The nearest SRA is in Puente Hills, approximately 12 miles northeast 
of the project site. Because the project site is not located in or near an SRA or VHFHSZ, the proposed 
project would not result in any impacts related to wildfire. No mitigation is required. This topic will 
not be analyzed further in the EIR.

 
37  California Department of Forestry and Fire Protection (CAL FIRE). 2011. Very High Fire Hazard Severity 

Zones in LRA. Website: https://osfm.fire.ca.gov/media/6739/fhszl_map30.pdf (accessed November 5, 
2023).  

38  Ibid. 
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4.10 HYDROLOGY AND WATER QUALITY 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Would the project:     
a) Violate any water quality standards or waste discharge 

requirements or otherwise substantially degrade surface 
or ground water quality? 

    

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

    

c) Substantially alter the existing drainage pattern of the site 
or area, including through the alteration of the course of a 
stream or river or through the addition of impervious 
surfaces, in a manner which would: 
i) Result in a substantial erosion or siltation on- or off-

site;  
ii) substantially increase the rate or amount of surface 

runoff in a manner which would result in flooding on- 
or off-site;  

iii) 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; or  

iv) impede or redirect flood flows? 

    

     
d) In flood hazard, tsunami, or seiche zones, risk release of 

pollutants due to project inundation?     
e) Conflict with or obstruct implementation of a water quality 

control plan or sustainable groundwater management 
plan? 

    

 

Discussion 

The following section is based on the Preliminary Water Quality Management Plan (Preliminary 
WQMP) (PBLA Engineering, Inc., September 2023) provided in Appendix D of this Initial Study.  

Impact Analysis  

a)  Would the project violate any water quality standards or waste discharge requirements or 
otherwise substantially degrade surface or ground water quality? 

Less Than Significant Impact. 

Construction. Pollutants of concern during construction 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 construction, the entirety of the project site would be graded and excavated and 8.45 acres 
of soil would be disturbed. During construction activities, soil would be exposed and disturbed, and 
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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 have the potential to be discharged to downstream receiving waters during 
storm events, which can affect water quality and impair beneficial uses. 

Because construction of the proposed project would disturb greater than 1 acre of soil, the 
proposed project is subject to the requirements of the General Permit for Storm Water Discharges 
Associated with Construction and Land Disturbance Activities, Order No. 2022-0057-DWQ, National 
Pollutant Discharge Elimination System (NPDES) No. CAS000002, , as specified in Regulatory 
Compliance Measure HYD-1. As also specified in Regulatory Compliance Measure HYD-1, a 
Stormwater Pollution Prevention Plan (SWPPP) would be prepared and construction Best 
Management Practices (BMPs) detailed in the SWPPP would be implemented during construction, in 
compliance with the requirements of the Construction General Permit. 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. Compliance with the requirements of the Construction General 
Permit, including incorporation of construction BMPs to target and reduce pollutants of concern in 
stormwater runoff, 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, or impacts on surface water quality to marine, fresh, or 
wetland waters, would be less than significant. 

According to the Geotechnical Evaluation (Appendix C), borings encountered groundwater at depths 
of 6 to 9 feet below ground surface (bgs). Due to the presence of shallow groundwater, it is likely 
that groundwater dewatering would be required during excavation activities. Groundwater 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 groundwater is discharged to 
receiving waters. If groundwater dewatering is necessary, groundwater would be discharged to 
either the sanitary sewer system or storm drain system. If discharged to the sanitary sewer system, 
a permit from the City of Cypress Public Works Department would be required, as specified in 
Regulatory Compliance Measure HYD-2, to ensure that there is sufficient capacity available to 
accommodate the discharge to prevent sanitary sewer overflow, which can result in a discharge of 
pollutants to surface waters. If groundwater is discharged to the storm drain system, coverage 
under the Santa Ana Regional Water Quality Control Board’s (RWQCB) NPDES Permit 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) would be required, as 
also specified in Regulatory Compliance Measure HYD-2. This permit requires testing and treatment 
(as necessary) of groundwater encountered during groundwater dewatering prior to release to the 
storm drain system. As a result, groundwater dewatering 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 
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receiving water. Impacts to surface water quality from groundwater dewatering would be less than 
significant. 

Operation. Expected pollutants of concern from long-term operation of the proposed project 
include suspended solids/sediment, nutrients, heavy metals, pathogens (bacteria/virus), pesticides, 
oil and grease, toxic organic compounds, and trash and debris. According to the Preliminary Water 
Quality Management Plan prepared for the proposed project, potential sources of these pollutants 
include the following: 

• Suspended Solids/Sediment: proposed landscaped areas 
• Nutrients: proposed landscaped areas 
• Heavy Metals: uncovered parking areas 
• Pathogens (bacteria/virus): proposed operations and common wildlife species 
• Pesticides: proposed landscaped areas 
• Oil and Grease: uncovered parking areas 
• Toxic Organic Compounds: uncovered parking areas 
• Trash and Debris: proposed operations 

The proposed project would comply with the requirements of the Santa Ana RWQCB’s NPDES 
Permit 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 No. R8-2009-0030, NPDES No. CAS618030, as amended 
by Order No. R8-2010-0062) (North Orange County MS4 Permit). The North Orange County MS4 
Permit requires that a Water Quality Management Plan (WQMP) be prepared for priority new 
development and redevelopment projects. The preparation of a WQMP and compliance with the 
North Orange County MS4 Permit is specified in Regulatory Compliance Measure HYD-3. 

WQMPs specify the BMPs that would be implemented to capture, treat, and reduce pollutants of 
concern in stormwater runoff. The Preliminary WQMP prepared for the project specifies the Source 
Control, Low Impact Development (LID) BMPs, and Treatment Control BMPs proposed for the 
project. 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 BMPs specified in the Preliminary WQMP would be implemented and maintained, as specified 
in Regulatory Compliance Measure HYD-3. The proposed project BMPs are detailed below. 

Proposed Structural Source Control BMPs include storm drain stenciling and signage; design and 
construct trash and waste storage areas to reduce pollution introduction; efficient irrigation systems 
and landscape design, water conservation, and smart controllers; and the incorporation of 
requirements applicable to dock areas from Santa Ana RWQCB’s NPDES Permit. Proposed Non-
structural Source Control BMPs include education for property owners, tenants, and occupants; 
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activity restrictions; common area landscape management; BMP maintenance; common area litter 
control; employee training; housekeeping of loading docks; common area catch basin inspection, 
and; street sweeping private streets and parking lots.  

Due to the high and seasonally mounded groundwater, traditional infiltration BMPs are not feasible 
for the proposed project. Proposed LID BMPs include a stormwater biofiltration system (Modular 
Wetland Systems), and a Hydrodynamic Separator to pre-treat stormwater entering the 
underground system. These proposed BMPS are also utilized as biotreatment BMPs. Stormwater 
runoff in the proposed condition would be collected by a series of area drains and proposed sump 
curb inlet catch basins and would be conveyed to an underground storge box in the south-westerly 
parking lot area before being pumped to the proposed Modular Wetland Systems for treatment. 
The Modular Wetland Systems would treat street, roof, and landscape runoff for the proposed 
project, as well as reduce project-related flow rates into the existing storm drains by retaining and 
treating stormwater on the site. The proposed Modular Wetland Systems and catch basins would be 
designed with internal peak bypass and upstream diversion systems for conveyance of larger storm 
events. Treated and overflow stormwater from the Modular Wetland Systems would be conveyed 
via a proposed private underground storm drain system to a public point of connection, then to an 
existing City public 48-inch storm drain system within Plaza Drive. Flows would then be conveyed 
from the 48-inch storm drain system to the Bolsa Chica Channel, then to Anaheim Bay, ultimately 
discharging to the Pacific Ocean.  

The proposed BMPs would target and reduce pollutants of concern from runoff from the project site 
in compliance with the North Orange County MS4 Permit requirements. Compliance with the 
requirements of the North Orange County MS4 Permit, including incorporation of operational BMPs 
to target pollutants of concern (as specified in Regulatory Compliance Measure HYD-3), would 
ensure that water quality impacts related to waste discharge requirements, water quality standards, 
degradation of water quality, increased pollutant discharge, alteration of receiving water quality, or 
impacts on surface water quality to marine, fresh, or wetland waters during operation of the 
proposed project would be less than significant. This topic will not be analyzed further in the EIR. 

Regulatory Compliance Measures: 

The following regulatory compliance measures are existing regulations that are applicable to the 
proposed project and are considered in the analysis of potential impacts related to hydrology and 
water quality. The City of Cypress considers these requirements to be mandatory; therefore, they 
are not considered mitigation measures.   

Regulatory Compliance Measure HYD-1 Construction General Permit. Prior to commencement 
of construction activities, the Applicant shall obtain 
coverage under the National Pollutant Discharge 
Elimination System (NPDES) General Permit for Storm 
Water Discharges Associated with Construction and 
Land Disturbance Activities (Construction General 
Permit), NPDES No. CAS000002, Order No. 2022-0057-
DWQ, National Pollutant Discharge Elimination System 
(NPDES) No. CAS000002. This shall include submission 
of Permit Registration Documents (PRDs), including 
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permit application fees, a Notice of Intent (NOI), a risk 
assessment, a site plan, a Stormwater Pollution 
Prevention 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 (WDID) is 
obtained for the project from the SMARTS and provided 
to the Director of the City of Cypress Community 
Development Department, 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 stormwater 
and shall include BMPs (e.g., Sediment Control, Erosion 
Control, and Good Housekeeping BMPs) to control the 
pollutants in stormwater runoff. Construction Site BMPs 
shall also conform to the requirements specified in the 
latest edition of the Orange County Stormwater 
Program Construction Runoff Guidance Manual for 
Contractors, Project Owners, and Developers to control 
and minimize the impacts of construction and 
construction-related activities, materials, and pollutants 
on the watershed. Upon completion of construction 
activities and stabilization of the project site, a Notice of 
Termination shall be submitted via SMARTS. 

Regulatory Compliance Measure HYD-2 Groundwater Dewatering Permit. If groundwater 
dewatering is required during construction or 
excavation activities and the dewatered groundwater is 
discharged to the sanitary sewer system, the Applicant 
shall obtain a discharge permit from the Director of the 
City of Cypress Public Works Department. If the 
dewatered groundwater is discharged to the storm 
drain system, the Applicant shall obtain coverage under 
the General Waste Discharge Requirements for 
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Discharges to Surface Waters that Pose an Insignificant 
(De Minimis) Threat to Water Quality (Order No. R8-
2020-0006, NPDES No. CAG998001), which covers 
discharges to surface waters that pose an insignificant 
(de minimis) threat to water quality within. This shall 
include submission of a Notice of Intent for coverage 
under the permit to the RWQCB at least 45 days prior to 
the start of dewatering. The Applicant shall provide the 
Waste Discharge Identification Number (WDID) to the 
Director of the City’s Public Works Department, or 
designee, to demonstrate proof of coverage under the 
De Minimis Permit. Groundwater dewatering shall not 
be initiated until a WDID is received from the Santa Ana 
Regional Water Quality Control Board (RWQCB) and is 
provided to the Director of the City’s Public Works 
Department, or designee. 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. 

Regulatory Compliance Measure HYD-3  Water Quality Management Plan. Prior to the issuance 
of grading or building permits, the Applicant shall 
submit a Final Water Quality Management Plan 
(WQMP) to the City of Cypress Engineer, or designee, 
for review and approval in compliance 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 No. R8-2009-0030, 
NPDES No. CAS618030, as amended by Order No. R8-
2010-0062) (North Orange County MS4 Permit). The 
Final WQMP shall be prepared consistent with the 
requirements of the Technical Guidance Document for 
Water Quality Management Plans (December 2013) and 
the Water Quality Management Plan template, or 
subsequent guidance manuals. The Final WQMP shall 
specify the BMPs to be incorporated into the project 
design to target pollutants of concern in runoff from the 
project site. The City shall ensure that the BMPs 
specified in the Final WQMP are incorporated into the 
final project design. 
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b) Would the project substantially decrease groundwater supplies or interfere substantially with 
groundwater recharge such that the project may impede sustainable groundwater 
management of the basin? 

Less Than Significant Impact. According to the Geotechnical Evaluation (Appendix C) prepared for 
the proposed project, borings encountered groundwater at depths of 6 to 9 feet bgs. Due to the 
presence of shallow groundwater, it is likely that groundwater dewatering would be required during 
construction activities. However, groundwater dewatering would be localized and temporary, and 
the volume of groundwater removed would not be substantial. In addition, any volume of water 
removed during groundwater dewatering would be minimal compared to the size of the Coastal 
Plain of Orange County Groundwater Basin, which has a surface area of 350 square miles and a 
storage capacity of 38,000,000 acre-feet.39 Construction and operation of the proposed project 
would not involve direct groundwater extraction. Increased water use would not substantially affect 
groundwater supplies because the groundwater basin has been sustainably managed by the Orange 
County Water District (OCWD) over the last 10 years, and it is anticipated that the Coastal Plain of 
Orange County Groundwater Basin will continue to be sustainably managed with implementation of 
the Basin 8-1 Alternative. The Basin 8-1 Alternative establishes objectives and criteria for 
groundwater management within the Coastal Plain of Orange County Groundwater Basin, as 
required by the Sustainable Groundwater Management Act (SGMA).40 Therefore, construction and 
operational impacts related to a decrease in groundwater supplies or interference with groundwater 
recharge would be less than significant, and no mitigation is required. This topic will not be 
analyzed further in the EIR. 

c) 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 through the addition of 
impervious surfaces, in a manner which would: 

i) Result in a substantial erosion or siltation on- or off-site;  

ii) Substantially increase the rate or amount of surface runoff in a manner which would 
result in flooding on- or off-site;  

iii) 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; 
or 

iv) Impede or redirect flood flows? 

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. 

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

Plains of Orange County Groundwater Basin. 
40  Orange County Water District. 2017. Basin 8-1 Alternative – OCWD Management Area. January 1, 2017. 
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Additionally, during a storm event, soil erosion and siltation could occur at an accelerated rate. 
Project construction would not alter the course of a stream or river. As discussed above, the 
Construction General Permit requires preparation of a SWPPP (Regulatory Compliance Measure 
HYD-1). The SWPPP would detail Erosion Control and Sediment Control BMPs to be implemented 
during project construction to minimize erosion and retain sediment on site. With compliance with 
the requirements of the Construction General Permit and with implementation of the construction 
BMPs, construction impacts related to on-site, off-site, or downstream erosion or siltation would be 
less than significant, and no mitigation is required. 

Operation. According to the Preliminary WQMP prepared for the proposed project, the on-site 
impervious surface area would increase by approximately 28,374 square feet (a 9 percent increase) 
which would increase on-site stormwater flows. Impervious surface areas associated with 
development of the project site would not be prone to erosion or siltation, because no loose soil 
would be included in these areas. The on-site pervious surface area for the project would be 0.68 
acre, and 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. 

As a result of the 28,374-square-foot increase in impervious surface area, the proposed project 
would increase runoff from the project site during storm events, which could increase off-site 
erosion and siltation. As discussed previously, the proposed BMPs include underground detention 
and Modular Wetland Systems, which would be designed to further reduce the volume of 
stormwater discharged to the local storm drain system off site. 

Significant redevelopment projects are subject to specific hydromodification41 requirements of the 
North Orange County MS4 Permit and must implement measures for site design, source control, 
runoff reduction, stormwater treatment, and baseline hydromodification management. According 
to the Preliminary WQMP, the project site is located in an area of hydrologic condition of concern 
(HCOC).42 Specifically, the project site is a tributary to the Bolsa Chica Channel, which has sections 
that are not concrete lined. Therefore, because the downstream receiving waters are susceptible to 
hydromodification, the proposed project has the potential to result in downstream erosion or 
siltation. However, as described in the Preliminary WQMP, the developed condition does not 
increase the storm volume or the time of concentration after implementation of the proposed 
project. For these reasons, the proposed project would not result in any new operational impacts 
related to substantial on- or off-site and downstream erosion or siltation and this impact would be 
less than significant, and no mitigation is required. 

As described above, the proposed project includes underground detention, Modular Wetland 
Systems and catch basins to treat and reduce stormwater runoff from the project site. As 
demonstrated by the hydraulic modeling conducted as part of the Preliminary WQMP, the 

 
41  Hydromodification is defined as hydrologic changes resulting from increased runoff from increases in 

impervious surfaces. Hydromodification impacts can included changes in downstream erosion and 
sedimentation. 

42  Areas designated as hydrologic conditions of concern are watersheds of unarmored or soft-armored 
drainages that are vulnerable to geomorphology changes due to hydromodification. 
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underground stormwater basin and Modular Wetland Systems would be designed to accommodate 
the Design Capture Volume of 25,766 cubic feet for the entire project site. The Modular Wetland 
Systems would treat the required volume and would reduce the peak flow rate below the 10-year, 
25-year, and 100-year pre-project peak flow rates. In addition, as specified in Regulatory Compliance 
Measure HYD-4, a Final Hydrology Study would be prepared based on final project plans and would 
be approved by the City. The Hydrology Study would confirm that the proposed project drainage 
facilities comply with City and County requirements. Furthermore, with implementation of the 
proposed BMPs, operational impacts related runoff from the site or a substantial increase in the rate 
or amount of surface runoff, flow, and volume that would result in flooding would be less than 
significant, and no mitigation is required. 

Regulatory Compliance Measure: 

The following regulatory compliance measure is an existing regulation that is applicable to the 
proposed project and is considered in the analysis of potential impacts related to hydrology and 
water quality. The City of Cypress considers this requirement to be mandatory; therefore, it is not a 
mitigation measure.  

Regulatory Compliance Measure HYD-4  Final Hydrology and Hydraulic Analysis. The Applicant 
shall submit a Final Hydrology Study to the City of 
Cypress Director of Public Works, or his/her designee, 
for review and approval prior to issuance of grading and 
building permits. The Final Hydrology Study shall be 
prepared consistent with the requirements of the 
Orange County Hydrology Manual (Orange County 
Environment Agency 1986) and Orange County 
Hydrology Manual Addendum No. 1 (Orange County 
Environment Agency 1996), or subsequent guidance 
manuals. The Final Hydrology Study shall demonstrate 
that the on-site drainage facilities and post-project Best 
Management Practices (BMPs) (e.g., Modular Wetland 
Systems) are designed in compliance 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 No. R8-2009-0030, 
NPDES No. CAS618030, as amended by Order No. R8-
2010-0062) (North Orange County MS4 Permit). The 
Final Hydrology Study shall also demonstrate that the 
on-site drainage facilities and post-construction BMPs 
are adequately sized to accommodate stormwater 
runoff from the design storm so that post-development 
peak flow rates for the 10-year 24-hour frequency 
storm, 25-year 24-hour frequency storm, and 100-year 
24-hour frequency storm does not exceed the pre-
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development flow rate. The City Director of Public 
Works, or designee, shall ensure that the drainage 
facilities specified in the Final Hydrology Study are 
incorporated into the final project design. 

d) Would the project, in flood hazard, tsunami, or seiche zones, risk release of pollutants due to 
project inundation? 

No Impact. The project site is not located within a 100-year floodplain. According to the Federal 
Emergency Management Agency (FEMA) Federal Insurance Rate Map (FIRM) No. 06059C0116J 
(December 3, 2009), the project site is located within Zone X, which comprises areas of 0.2 percent 
annual chance flood (500-year flood). As the project site is not located within a 100-year floodplain, 
the proposed project would not place housing or structures within a 100-year flood hazard area. 

According to the Safety Element of the City’s General Plan, the project site is located within the 
inundation zone of Prado Dam.43 There are no open bodies of water in the vicinity of the project 
site, and the proposed project is therefore not located within an inundation zone of a seiche. The 
project site is located approximately 6.3 miles northeast of the Pacific Ocean and is not located 
within a tsunami inundation zone, according to the Orange County Tsunami Inundation Maps.44 The 
levee inundation zone of Coyote Creek/Carbon Creek is located south of the project site; however, 
the project site is not located within this inundation area. Therefore, no impact from inundation by 
seiche, tsunami, or mudflow would occur, and no mitigation is required. This topic will not be 
analyzed further in the EIR. 

e) Would the project conflict with or obstruct implementation of a water quality control plan or 
sustainable groundwater management plan? 

Less Than Significant Impact. As discussed above, it is likely that groundwater dewatering would be 
required during construction activities. However, groundwater dewatering would be localized and 
temporary, and the volume of groundwater removed would not be substantial. In addition, any 
volume of water removed during groundwater dewatering would be minimal compared to the size of 
the Coastal Plain of the Orange County Groundwater Basin. Construction and operation of the 
proposed project would not involve direct groundwater extraction. Increased water use would not 
substantially affect groundwater supplies because the groundwater basin has been sustainably 
managed by OCWD over the last 10 years, and it is anticipated that the Coastal Plain of the Orange 
County Groundwater Basin will continue to be sustainably managed with implementation of the Basin 
8-1 Alternative. Therefore, implementation of the proposed project would not conflict with or obstruct 
the sustainable groundwater management plan adopted for the Orange County Groundwater Basin. 
The proposed project would result in less than significant impacts, and no mitigation is required. This 
topic will not be analyzed further in the EIR.

 
43  City of Cypress. 2001. City of Cypress General Plan Safety Element. October 5. 
44  California Department of Conservation (DOC). 2019. Orange County Tsunami Inundation Maps. Website: 

https://www.conservation.ca.gov/cgs/tsunami/maps/orange (accessed on June December 20, 2023). 
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4.11 LAND USE AND PLANNING 

 

Potentially 
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Impact 

Less Than 
Significant with 
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Less Than 
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Impact 
No 

Impact 
Would the project:     
a)  Physically divide an established community?      
b) Cause a significant environmental impact due to a conflict 

with any land use plan, policy, or regulation adopted for 
the purpose of avoiding or mitigating an environmental 
effect?  

    

 

Impact Analysis  

a) Would the project physically divide an established community? 

Less Than Significant Impact. In its existing condition, the project site consists of approximately 8.53 
acres of land currently developed with one five-story office building (150,626 square feet) and 
associated parking lot. The project site is located in a largely developed portion of the City of 
Cypress within the McDonnell Specific Plan that consists of numerous office/light industrial uses. 
The existing five-story office building would be demolished and replaced with a one-story light 
industrial building that would be approximately 191,394 square feet in size. The proposed project 
would provide a total of 206 parking spaces for automobiles throughout the project site, throughout 
the project site’s perimeter, predominantly around the perimeter of the building. Additionally, the 
building would include 25 dock-high loading doors that would not be visible from the public right-of-
way along Plaza Drive.  Access to the project site is provided by two existing driveways along Plaza 
Drive; the proposed project would relocate the driveway locations.  The new westernmost driveway 
would be the primary truck access point and path to the truck loading docks on the proposed 
building’s west side, while the eastern driveway would be a shared driveway with the parcel to the 
east. 

Although implementation of the proposed project would result in changes on the project site 
including the demolition of the existing office building, construction of the proposed light industrial 
building, a Lot Line Adjustment, and associated improvements, the proposed project would not 
result in substantial changes to the existing configuration of adjacent parcels. As such, the proposed 
project would not divide or separate any existing land uses or neighborhoods. Therefore, 
construction and implementation of the project would not result in the physical division of an 
established community. No mitigation would be required. This topic will not be analyzed further in 
the EIR. 

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

Less Than Significant Impact. The main documents regulating land use on the project site and in the 
immediate vicinity of the proposed project are the City of Cypress (City) General Plan and the 
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4.12 MINERAL RESOURCES 
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general plan, specific plan or other land use plan?  

    

 

Impact Analysis  

a) Would the project result in the loss of availability of a known mineral resource that would be 
of value to the region and the residents of the state? 

No Impact. The Surface Mining and Reclamation Act (SMARA) enacted by California Legislature in 
1975 provides guidelines to assist with classification and designation of mineral lands. These areas 
were designated under the basis of several geologic factors, but do not give regard to existing land 
uses and ownership. These Mineral Resource Zones (MRZs) are divided into the following four 
categories: 

• MRZ-1: An area where adequate information indicates that no significant mineral deposits are 
present, or where it is judged that little likelihood exists for their presence. 

• MRZ-2: An area where adequate information indicates that significant mineral deposits are 
present, or where it is judged that a high likelihood exists for their presence. 

• MRZ-3: An area containing mineral deposits of which their significance cannot be properly 
evaluated. 

• MRZ-4: An area where information is not adequate enough to be able to assign to any other 
MRZ zone. 

Of these four categories, lands classified as MRZ-2 are of the greatest importance. Such areas are 
underlain by demonstrated mineral resources or are located where geologic data indicate that 
significant measured or indicated resources are present. MRZ-2 areas are designated by the State of 
California Mining and Geology Board as being “regionally significant.” Such designations require that 
a lead agency’s land use decisions involving designated areas are to be made in accordance with its 
mineral resource management policies and that it considers the importance of the mineral resource 
to the region or the State as a whole, not just to the lead agency’s jurisdiction. 
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The project site has been classified by the California Geological Survey (CGS) as MRZ-4, indicating 
that the project site is in an area where information is inadequate for assignment to any other 
mineral resource zone.46 The City of Cypress (City) is not within the proximity of any MRZ-2 zones, 
and is surrounded by an MRZ-1 zone, indicating the absence of significant mineral deposits in the 
area.47 Furthermore, according to the City’s General Plan Environmental Impact Report, there are no 
mineral resources as defined by the California Division of Mines and Geology (CDMG; now known as 
the California Geological Survey or CGS) within the City.48 Therefore, no significant impacts related 
to the loss of availability of a known mineral resource that would be of value to the region and to 
the residents of the State would result from project implementation, and no mitigation is required. 
This topic will not be analyzed further in the EIR. 

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

No Impact. As stated in Response 4.12(a), the project site is clearly shown to not be a part of a 
mineral resource zone containing any known valuable mineral resources, which would suggest a 
high unlikelihood of minerals being extracted at the project site.49  Therefore, no impact would 
occur, and no mitigation is required. This topic will not be analyzed further in the EIR.

 
46  California Department of Conservation (DOC). Division of Mines and Geology. 1981. Mineral Land 

Classification Map. Los Alamitos Quadrangle. Special Report 143, Plate 3.17.  
47  Ibid.  
48  City of Cypress. General Plan Environmental Impact Report. Effects Found Not to Be Significant. Page 7-4.  

Website: https://www.cypressca.org/home/showpublisheddocument/722/636123118731230000 
(accessed November 1, 2023).  

49  Ibid.  
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4.13 NOISE  
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groundborne noise levels?      

c) For a project located within the vicinity of a private airstrip 
or an airport land use plan or, where such a plan has not 
been adopted, within 2 miles of a public airport or public 
use airport, would the project expose people residing or 
working in the project area to excessive noise levels?  

    

 
Technical Background 

The following provides an overview of the characteristics of sound and the regulatory framework 
that applies to noise within the vicinity of the project site. Long-term noise monitoring data results 
and traffic noise modeling results are provided in Appendix E of this Initial Study. 

Characteristics of Sound 

Noise is usually defined as unwanted sound. Noise consists of any sound that may produce 
physiological or psychological damage and/or interfere with communication, work, rest, recreation, 
or sleep. Several noise measurement scales exist that are used to describe noise in a particular 
location. A decibel (dB) is a unit of measurement that indicates the relative intensity of a sound. 
Sound levels in decibels are calculated on a logarithmic basis. An increase of 10 dB represents a 
tenfold increase in acoustic energy, while 20 dB is 100 times more intense, and 30 dB is 1,000 times 
more intense. Each 10 dB increase in sound level is perceived as approximately a doubling of 
loudness; similarly, each 10 dB decrease in sound level is perceived as half as loud. Sound intensity is 
normally measured through the A-weighted sound level (dBA). This scale gives greater weight to the 
frequencies of sound to which the human ear is most sensitive. The A-weighted sound level is the 
basis for 24-hour sound measurements, which better represents how humans are more sensitive to 
sound at night. 

As noise spreads from a source, it loses energy; therefore, the farther away the noise receiver is 
from the noise source, the lower the perceived noise level. Geometric spreading causes the sound 
level to attenuate or be reduced, resulting in a 6 dB reduction in the noise level for each doubling of 
distance from a single point source of noise to the noise-sensitive receptor of concern.  

There are many ways to rate noise for various time periods, but an appropriate rating of ambient 
noise affecting humans also accounts for the annoying effects of sound. The equivalent continuous 
sound level (Leq) is the total sound energy of time-varying noise over a sample period. However, the 
predominant rating scales for human communities in the State of California are the Leq, the 
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community noise equivalent level (CNEL), and the day-night average level (Ldn) based on A-weighted 
decibels. CNEL is the time-varying noise over a 24-hour period, with a 5 dBA weighting factor applied 
to the hourly Leq for noises occurring from 7:00 p.m. to 10:00 p.m. (defined as relaxation hours), and 
a 10 dBA weighting factor applied to noises occurring from 10:00 p.m. to 7:00 a.m. (defined as 
sleeping hours). Ldn is similar to the CNEL scale but without the adjustment for events occurring 
during the evening hours. CNEL and Ldn are within 1 dBA of each other and are normally 
interchangeable. The City of Cypress (City) uses the CNEL noise scale for long-term noise impact 
assessment. Other noise rating scales of importance when assessing the annoyance factor include 
the maximum instantaneous noise level (Lmax), which is the highest exponential time-averaged 
sound level that occurs during a stated time period. The noise environments discussed in this 
analysis for short-term noise impacts are specified in terms of maximum levels denoted by Lmax, 
which reflects peak operating conditions and addresses the annoying aspects of intermittent noise. 

Noise impacts can be described in three categories. The first category includes audible impacts that 
refer to increases in noise levels noticeable to humans. Audible increases in noise levels generally 
refer to a change of 3 dB or greater because this level has been found to be barely perceptible in 
exterior environments. The second category, potentially audible, refers to a change in the noise 
level between 1 dB and 3 dB. This range of noise levels has been found to be noticeable only in 
laboratory environments. The last category includes changes in noise levels of less than 1 dB, which 
are inaudible to the human ear. Only audible changes in existing ambient or background noise levels 
are considered potentially significant. 

Characteristics of Vibration 

Vibration refers to ground-borne noise and perceptible motion. Ground-borne vibration is almost 
exclusively a concern inside buildings and is rarely perceived as a problem outdoors where the 
motion may be discernible. However, without the effects associated with the shaking of a building, 
there is less adverse reaction. Vibration energy propagates from a source through intervening soil 
and rock layers to the foundations of nearby buildings. The vibration then propagates from the 
foundation throughout the remainder of the structure. Building vibration may be perceived by 
occupants as motion of building surfaces, the rattling of items on shelves or hanging on walls, or a 
low-frequency rumbling noise. The rumbling noise is caused by the vibrating walls, floors, and 
ceilings radiating sound waves. Building damage is not a factor for normal operation and 
construction activities with the occasional exception of blasting and pile driving during construction.  

Typical sources of ground-borne vibration are construction activities (e.g., blasting, pile driving, and 
operating heavy-duty earthmoving equipment), steel-wheeled trains, and occasional traffic on rough 
roads. Problems with ground-borne vibration and noise from these sources are usually localized to 
areas within approximately 100 feet of the vibration source, although there are examples of ground-
borne vibration causing interference out to distances greater than 200 feet. When roadways are 
smooth, vibration from traffic, even heavy trucks, is rarely perceptible. For most projects, it is 
assumed that the roadway surface will be smooth enough that ground-borne vibration from street 
traffic will not exceed the impact criteria; however, construction activities have the potential to 
result in ground-borne vibration that could be perceptible and annoying. Ground-borne noise is not 
likely to be a problem because noise arriving via the normal airborne path usually will be greater 
than ground-borne noise. 
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Noise levels generated by delivery trucks would be similar to noise readings from truck loading and 
unloading activities, which generate a noise level of 75 dBA Leq at 20 feet based on measurements 
taken by LSA. Delivery trucks would arrive on site and maneuver their trailers so that trailers would 
be parked within the loading docks. During this process, noise levels are associated with the truck 
engine noise, air brakes, and back-up alarms while the truck is backing into the dock. These noise 
levels would occur for a shorter period of time (less than 5 minutes). After a truck enters the loading 
dock, the doors would be closed and the remainder of the truck loading activities would be enclosed 
and therefore much less perceptible. To present a conservative assessment, it is assumed that 
unloading activities could occur at half of the 25 docks simultaneously for a period of more than 30 
minutes in a given hour. Additionally, at the remaining half of the loading docks, it is conservatively 
assumed that refrigeration units attached to the trailers would be in operation while waiting to be 
unloaded. Based on reference measurements gathered by LSA, each unit would have a reference 
noise level of 79.4 dBA at 15 feet. 

To determine the future noise impacts from project operations to the noise-sensitive uses, a 3-D 
noise model, SoundPLAN, was used to incorporate the site topography as well as the shielding from 
the proposed building on site. A graphic representation of the potential operational noise impacts is 
presented in Appendix E of this Initial Study. The results show the 60 dBA Leq daytime noise contour 
from operations and the 55 dBA Leq nighttime noise contour from operations would not approach 
the closest noise-sensitive uses. The estimated noise level at the closest noise-sensitive uses would 
be less than 34 dBA Leq. Additionally, the proposed project would not substantially increase noise 
levels over existing conditions. Therefore, this impact would be less than significant. No mitigation is 
required. Please refer to Section 4.6 in the Draft EIR for a further discussion of this topic. 

Standard Condition: 

In addition to compliance with the construction hours specified in the City’s Municipal Code, the 
following standard condition would reduce construction noise to the extent feasible and reasonable: 

Standard Condition NOI-1 Construction Noise and Vibration. Prior to issuance of grading 
permits, the City of Cypress (City) Director of Community 
Development Department, or designee, shall verify that grading and 
construction plans include the following requirements: 

• Ensure that the greatest distance between noise sources and 
sensitive receptors during construction activities has been 
achieved. 

• Construction equipment, fixed or mobile, shall be equipped 
with properly operating and maintained noise mufflers 
consistent with manufacturers’ standards. 

• Construction staging areas shall be located away from off-site 
sensitive uses during the later phases of project development. 
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• The construction contractor shall place all stationary 
construction equipment so that emitted noise is directed away 
from noise-sensitive receptors nearest the project site 
whenever feasible. 

• The construction contractor shall use on-site electrical sources 
to power equipment rather than diesel generators where 
feasible.  

• A sign, legible at a distance of 50 feet, shall also be posted at 
the construction site. All notices and the signs shall indicate the 
dates and duration of construction activities, as well as provide 
a telephone number for the “noise disturbance coordinator.”  

• A “noise disturbance coordinator” shall be established. The 
disturbance coordinator shall be responsible for responding to 
any local complaints about construction noise. The disturbance 
coordinator shall determine the cause of the noise complaint 
(e.g., starting too early, bad muffler, etc.) and shall be required 
to implement reasonable measures to reduce noise levels. All 
signs posted at the construction site shall list the telephone 
number for the disturbance coordinator. 

b) Would the project result in generation of excessive groundborne vibration or groundborne 
noise levels?  

Less Than Significant with Mitigation Incorporated. Vibration refers to ground-borne noise and 
perceptible motion. Ground-borne vibration is almost exclusively a concern inside buildings and is 
rarely perceived as a problem outdoors. Vibration energy propagates from a source, through 
intervening soil and rock layers, to the foundations of nearby buildings. The vibration then 
propagates from the foundation throughout the remainder of the structure.  

Typical sources of ground-borne vibration are construction activities (e.g., pavement breaking and 
operating heavy-duty earthmoving equipment), rail activity, and occasional traffic on rough roads. In 
general, ground-borne vibration from standard construction practices is only a potential issue when 
within 25 feet of vibration-sensitive uses. Ground-borne vibration levels from construction activities 
very rarely reach levels that can damage structures; however, these levels are perceptible near the 
active construction site. With the exception of older buildings built prior to the 1950s or buildings of 
historic significance, potential structural damage from heavy construction activities rarely occurs.  
When roadways are smooth, vibration from traffic (even heavy trucks) is rarely perceptible. 

The roadways surrounding the project site, including Plaza Drive, McDonnell Drive, and the existing 
driveways, are paved, smooth, and unlikely to cause significant ground-borne vibration. In addition, 
the rubber tires and suspension systems of buses and other on-road vehicles make it unusual for on-
road vehicles to cause ground-borne noise or vibration problems. It is, therefore, assumed that no 
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The distance to the nearest buildings for the vibration impact analysis is measured between the 
nearest off-site buildings and the project site boundary (assuming the construction equipment 
would be used at or near the project site boundary) because vibration impacts occur normally within 
buildings. The formula for vibration transmission is provided below. 

PPVequip = PPVref x (25/D)1.5 

The distance to the nearest buildings for the vibration impact analysis during DDC is measured 
between the nearest off-site buildings and the edge of the proposed building, indicating where DDC 
is needed. The formula for vibration transmission was calculated based on data provided by 
G3SoilWorks Inc. and is provided in Appendix E. 

For typical construction activity, the equipment with the highest vibration generation potential is 
the large bulldozer, which would generate 0.089 PPV in/sec at 25 feet. The closest surrounding 
buildings to the project site include existing industrial buildings located approximately 5 feet north 
of the edge of the project site. The industrial building would experience vibration levels of up to 
0.995 in/sec PPV. This vibration level at the nearest building from construction equipment would 
potentially exceed the FTA threshold of 0.5 in/sec PPV for building damage. At a distance of 
approximately 8 feet from typical construction activities, vibration levels would approach 0.492 
in/sec PPV and would be below the FTA criteria of 0.5 in/sec PPV. While construction could result in 
vibration damage, impacts would be reduced to less than significant, and the potential for building 
damage would be eliminated with the incorporation of Mitigation Measure NOI-1 as detailed below. 

For the DDC construction activities, the proposed drops could occur as close as 50 feet from the 
nearest structures. The nearest off-site industrial building to the DDC construction activities would 
experience vibration levels of up to 1.02 in/sec PPV, which would potentially exceed the FTA 
threshold of 0.5 in/sec PPV for building damage. At a distance of approximately 78 feet from DDC 
construction activities, vibration levels would be 0.49 in/sec PPV and would be below the FTA 
criteria of 0.5 in/sec PPV. While construction could result in vibration damage, impacts would be 
reduced to less than significant, and the potential for building damage would be eliminated with the 
incorporation of Mitigation Measure NOI-1 as detailed below. Please refer to Section 4.6 in the 
Draft EIR for a further discussion of this topic. 

Mitigation Measures: 

The following mitigation measures would ensure than vibration damage does not occur to the 
surrounding structures: 

Mitigation Measure NOI-1 Construction Vibration Monitoring Plan. Due to the close proximity 
to surrounding structures, the City of Cypress (City) Director of 
Community Development, or designee, shall verify prior to issuance 
of demolition or grading permits, that the approved plans require 
that the construction contractor implement the following mitigation 
measures during project construction activities in the event that the 
use of heavy equipment is necessary within 10 feet (ft) of 
surrounding structures or when deep dynamic compaction (DDC) 
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construction activity takes places within 80 ft of surrounding 
structures: 

• Structures that are located within 10 ft of heavy construction 
activities and within 80 ft of DDC construction activity that have 
the potential to be affected by ground-borne vibration shall be 
identified. This task shall be conducted by a qualified structural 
engineer as approved by the City’s Director of Community 
Development, or designee. 

• The Applicant’s construction contractor shall develop a 
vibration monitoring and construction contingency plan for 
approval by the City’s Director of Community Development, or 
designee, to identify locations where monitoring would be 
conducted; set up a vibration monitoring schedule; define 
structure-specific vibration limits; contain provisions to conduct 
photo , elevation, and crack surveys to document before and 
after construction conditions. The plan shall identify 
construction contingencies that would be implemented if 
vibration levels approach the established vibration limits. 

• At a minimum, vibration during initial site preparation activities 
shall be monitored. The monitoring results may indicate the 
need for more or less intensive measurements. 

• When vibration levels approach the applicable limits established 
in the vibration monitoring and construction contingency plan, 
construction shall be suspended and the appropriate mitigation 
measures identified in the construction contingency plan shall 
be implemented to reduce vibration levels below thresholds.  

c) For a project located within the vicinity of a private airstrip or an airport land use plan or, 
where such a plan has not been adopted, within 2 miles of a public airport or public use 
airport, would the project expose people residing or working in the project area to excessive 
noise levels?  

Less Than Significant Impact. The closest airport to the project site is Joint Forces Training Base 
(JFTB) Los Alamitos, which is located approximately 0.4 mile to the southwest. The noise contour 
boundaries of JFTB show that the project site is located outside of Noise Impact Zone 2 (60 dB CNEL 
or greater), therefore, this impact would be less than significant. No mitigation is required. Please 
refer to Section 4.6 in the Draft EIR for a further discussion of this topic. 
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4.14 POPULATION AND HOUSING 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Would the project:     
a) Induce substantial unplanned population growth in an 

area, either directly (for example, by proposing new homes 
and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)?  

    

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

    

 

Impact Analysis  

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

Less Than Significant Impact. The proposed project would include the demolition of the existing 
office building on the project site and the construction of a new one-story light industrial building as 
well as associated site improvements including landscaping, surface parking, and utility 
improvements. The proposed project would not cause or result in direct population growth because 
the proposed project would not provide new housing on the project site. The proposed light 
industrial building is anticipated to generate approximately  93 employees. . 

As of November 2023, the City of Cypress (City) had a labor force of 25,100, and the County of 
Orange (County) had a labor force of 1607,700, with approximately 9,655 and 61,143 people 
unemployed, respectively.54 The November 2023 unemployment rate was 3.8 percent for the City 
and 3.8 percent for the County.55 It is unlikely that a substantial number of employees would need 
to be relocated from outside the region to meet the need for employees resulting from 
implementation of the proposed project. Furthermore, the proposed project would be located 
within a developed area of Cypress that is already served by all utilities. The existing regional 
infrastructure and the established roadway network would be utilized by employees accessing the 
project site and would not indirectly or directly induce population growth. 

Operation of the proposed project would not induce substantial population growth or accelerate 
development in an underdeveloped area, and any impacts to population growth would be less than 
significant. No mitigation is required. This topic will not be analyzed further in the EIR. 

 
54  State of California Employment Development Department (EDD). 2023. Monthly Labor Force Data for 

Cities and Census Designated Places, November 2023. Website: https://view.officeapps.live.com/op/view.
aspx?src=https%3A%2F%2Flabormarketinfo.edd.ca.gov%2Ffile%2Flfmonth%2Foransub.xls&wdOrigin=
BROWSELINK (accessed December 5, 2023).  

55  Ibid. 
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b) Would the project displace substantial numbers of existing people or housing, necessitating 
the construction of replacement housing elsewhere? 

No Impact. As previously stated, the project proposes to demolish the existing office building on the 
project site and construct a new light industrial building as well as associated site improvements 
including landscaping, surface parking, and utility improvements. There are no existing housing units 
or people living on the project site. Therefore, the project would not displace housing or persons, 
nor require or necessitate the development of replacement housing elsewhere. No mitigation would 
be required. This topic will not be analyzed further in the EIR. 
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4.15 PUBLIC SERVICES 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Would the project:     
a) Result in substantial adverse physical impacts associated 

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

    

i. Fire protection?     
ii. Police protection?     
iii. Schools?     
iv. Parks?     
v. Other public facilities?     

 

Impact Analysis  

a)  Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for fire protection? 

Less Than Significant Impact. The Orange County Fire Authority (OCFA) is a Joint Powers Authority 
that serves the City of Cypress (City) and is responsible for reducing the loss of lives and property 
from fire, medical, and environmental emergencies. The OCFA is a regional fire service agency that 
provides fire suppression, emergency medical services, hazardous materials response, wildland 
firefighting, technical rescue, and airport rescue firefighting services, and a variety of other public 
services to its service area of 1,984,758 residents that includes 23 cities in Orange County (County) 
and all unincorporated areas in the County. Currently, OCFA has a total of 77 stations located 
throughout Orange County.56  

The City of Cypress is located within Operations Division 7, which also serves the cities of Buena 
Park, La Palma, and Stanton along with portions of several unincorporated communities.57 As a 
regional fire agency, OCFA engages in service agreements with other local and regional fire agencies. 

 
56   Orange County Fire Authority (OCFA). 2023. Website: https://ocfa.org/AboutUs/PartnerCities.aspx#:~:

text=The%20Orange%20County%20Fire%20Authority,10%20stations%20throughout%20Orange%20
County (accessed December  5, 2023).  

57  OCFA. 2020. Operations Division 7. Website: OCFA - Orange County Fire Authority (accessed December 5, 
2023).  
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The nearest station to the project site is OCFA Fire Station No. 17, located at 4991 Cerritos Avenue 
in Cypress, which is approximately 0.75 mile northwest of the project site and would be designated 
as the “first-in” station that would be the first to serve the project in the event of an emergency. Fire 
Station No. 17 is staffed by two fire captains, two fire apparatus engineers, with a total of 24 staffed 
firefighters and is equipped with a medic engine, truck engine, and paramedic engine. Fire Station 
No. 17 was substantially rebuilt and expanded in 2012 with added capacity to accommodate the 
existing and future fire protection and paramedic needs in the service area. In 2022, the OCFA 
responded to a total of 4,789 incidents in the City of Cypress.58 

“Second call” stations are fire stations that support the “first-in” station. Fire Station Nos. 13 and 63 
would be designated as the “second call” stations to support Fire Station No. 17. Fire Station No. 13, 
located at 7822 Walker Street in La Palma, is approximately 3 miles north of the project site and is 
staffed by 1 fire captain, 1 engineer, and 2 firefighters. Fire Station No. 63, located at 9120 Holder 
Street in Buena Park, is approximately 2 miles northeast of the project site and is staffed by 
1 captain, 1 apparatus engineer, and 2 firefighters. Fire Station No. 63 is equipped with a paramedic 
engine. 

According to the City’s General Plan Safety Element (2001), it is the OCFA’s goal to have the first 
responding company for a fire call to reach the emergency scene within 8 minutes and paramedics 
to reach the scene within 5 minutes, at least 90 percent of the time. In Fiscal Year 2021–2022, OCFA 
responded to emergency calls within 6 minutes and 29 seconds 90 percent of the time across all 
service area calls.59 Although OCFA’s ratio of firefighters per 10,000 residents increased slightly in 
the last two fiscal years from 5.86 to 5.94 firefighters for every 10,000 residents, during the past 10-
year time frame emergency call load has increased by 89 percent, due in part to the City of Santa 
Ana joining the OCFA in April of 2012 and the City of Garden Grove joining in August 2019.60 As a 
non-residential project, the proposed project would not be expected to result in an excessive 
increase in calls for service. In addition, as discussed in Section 4.17, Transportation, the proposed 
project would not result in inadequate emergency access. 

Further, the City’s Safety Element states that separation and setback requirements, adopted in the 
City’s Municipal Code, assist in minimizing the risk of urban fire spread. The proposed project would 
be consistent with the City’s setback requirements. In addition, as discussed in further detail in 
Section 4.20, Wildfire, the project site is not located within a Very High Fire Hazard Severity Zone 
(VHFHSZ). 

The proposed project would adhere to the development standards described in the City’s Municipal 
Code related to public safety. The proposed project would also be designed to comply with all OCFA 
requirements, including providing adequate fire flow/structure protection to the project site and 
providing adequate access for emergency vehicles. Additionally, the proposed project would comply 
with current editions of the California Building Code, the California Fire Code, and related codes. 

 
58  OCFA. 2023. Station Statistics. Website: (https://ocfa.org/Uploads/Transparency/OCFA%20Annual%20

Report% 202022.pdf (accessed December 13, 2022).  
59  OCFA. Fiscal Year 2021/2022 Adopted Budget. Website: https://www.ocfa.org/Uploads/Transparency/

OCFA%202022-2023%20Adopted%20Budget.pdf (accessed December 5, 2023). 
60  Ibid. 
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As stated in Section 4.14, Population and Housing, the proposed project would not induce 
substantial population growth in the City and therefore would be able to be served by Fire Station 
No. 17. The OCFA would review and comment on the site plan prior to approval. As part of the 
review, the OCFA would impose standard conditions of approval, which would ensure all impacts 
regarding fire protection would be less than significant. Therefore, the proposed project would not 
require the construction of new fire protection facilities or the upgrade of existing facilities, which 
could cause significant environmental impacts, in order to maintain acceptable service ratios, 
response times, or other performance objectives for fire protection. Therefore, impacts associated 
with fire protection services would be less than significant, and no mitigation is required. This topic 
will not be analyzed further in the EIR. 

b)  Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for police protection? 

Less Than Significant Impact. The Cypress Police Department (CPD) provides police protection 
services throughout the City. The CPD has one station located within the Cypress Civic Center at 
5275 Orange Avenue, approximately 1.4 mile north of the project site. Management and supervision 
of the CPD is provided by 1 chief, 3 commanders, 1 civilian manager, 10 sergeants, and 1 civilian 
supervisor. Of the CPD's 55 sworn personnel, 41 are dedicated to the delivery of patrol services. In 
addition to the 55 officers, the department is supported by 23 civilian employees and numerous 
volunteers.61 The officer-to-resident ratio in 2022 was 1.1 CPD officer per 1,000 residents. 

The services provided by CPD include a detective bureau, canine teams, narcotics team, vice and 
intelligence, motorcycle officers, Personnel & Training, Positive Actions thru Character Education 
(P.A.C.E.) program, S.W.A.T., and a Lead Patrol Officer program. In addition, the CPD has established 
Community Policing, or Cypress Policing, as the philosophy for providing public safety services. 

Police dispatch services for the City of Cypress are provided by the West Cities Police 
Communications Center, also known as West-Comm. West-Comm is a consolidated police dispatch 
center, formed by a Joint Powers Authority between the cities of Cypress, Los Alamitos, and Seal 
Beach. Located at the Seal Beach Police Department, West-Comm serves a combined population of 
approximately 90,000 and handles approximately 100,000 calls for service each year. In 2021, the 
CPD responded to 28,496 calls for service, including 13,256 emergency calls and 15,240 officer-
initiated calls.62 This volume of calls for 2021 represents an overall 14 percent increase in calls for 
service throughout the City compared to 2020. 

 
61  City of Cypress. 2023. Cypress Police Department Overview. Website: https://www.cypressca.org/

government/departments/police/inside-cypress-pd/the-community-we-serve#overview (accessed 
December 5, 2023). 

62  City of Cypress. 2021. Cypress Police Department. Calls for Service 2021. Website: https://www.cypressca.
org/ home/showpublisheddocument/10903/637801861992270000 3 (December 5, 2023). 
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As discussed in Response 4.13(a) in Section 4.14, Population and Housing, the proposed project 
would not increase the City’s population, as it proposes a non-residential development. The project 
site is currently developed with existing office uses; the proposed project would introduce light 
industrial uses, which are anticipated to require a demand for police services similar to or slightly 
less than the existing uses on the project site. Therefore, the project would have no impact on the 
CPD’s ratio of police officers per 1,000 residents and would not trigger the need for new or 
physically altered police facilities. Impacts to police services would be less than significant, and no 
mitigation is required. This topic will not be analyzed further in the EIR. 

c) Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for schools? 

Less Than Significant Impact. The provision of education and school facilities in most of the City, 
including the project site, is the responsibility of the Cypress School District (CSD), which serves the 
City’s kindergarten through sixth-grade students, and the Anaheim Union High School District 
(AUHSD), which serves the City’s junior high and high school students (grades 7 through 12). 

The proposed project would include the demolition of the existing office building on the project site 
and the construction of a new light industrial building, as well as associated site improvements 
including landscaping, surface parking, and utility improvements. The proposed project would not 
cause or result in direct population growth because the proposed project would not provide new 
housing on the project site. 

Pursuant to California Education Code Section 17620(a)(1), the governing board of any school 
district is authorized to levy a fee, charge, dedication, or other requirement against any construction 
within the boundaries of the district for the purpose of funding the construction or reconstruction of 
school facilities. As a light industrial project, the proposed project would not add any students 
because it does not include any new housing. Nevertheless, the Applicant would be required to pay 
school fees to reduce any impacts of new residential development on school services as provided in 
Section 65995 of the California Government Code (refer to Regulatory Compliance Measure PS-1, 
below). The fees are collected by the AUHSD and shared with CSD.  

Pursuant to the provisions of Government Code Section 65996, a project’s impact on school facilities 
is fully mitigated through payment of the requisite school facility development fees current at the 
time a building permit is issued. Therefore, with payment of the required fees, as outlined in 
Regulatory Compliance Measure PS-1, potential impacts to school services and facilities associated 
with implementation of the proposed project would be less than significant. No mitigation is 
required. This topic will not be analyzed further in the EIR. 

Regulatory Compliance Measure: 

Regulatory Compliance Measure PS-1 Payment of School Fees. Prior to issuance of any 
building permits, the Applicant shall provide proof to 
the Director of the City of Cypress Community 
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Development Department, or designee, that payment 
of school fees to the Anaheim Union High School 
District has been made in compliance with Section 
65995 of the California Government Code. 

d) Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for parks? 

Less Than Significant Impact. Please refer to Section 4.16, Recreation, of this Initial Study for a 
detailed discussion related to the proposed project’s potential impacts to parks and recreational 
facilities. As discussed previously in Section 4.14, Population and Housing, the proposed project 
would not directly generate new residents to the City’s population as it is a non-residential 
development. The project does not propose any residential uses and, therefore, would not increase 
the population or demand related to parks. Although the project is anticipated to increase the City’s 
employment by 93 jobs, the number of employees would be minor compared to the amount of 
parks and recreational space within the City. While it is possible that employees may visit parks and 
recreational facilities in the City during lunch breaks or after-work hours, it is unlikely that the use of 
parks by project employees would increase the use of those parks to a level that would contribute to 
substantial physical deterioration of those facilities. Impacts to parks and recreation facilities would 
be less than significant, and no mitigation is required. This topic will not be analyzed further in the 
EIR. 

e) Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for other public facilities? 

Less Than Significant Impact. The Cypress Senior Center, which provides a variety of services for 
senior residents, is located at 9031 Grindlay Street, approximately 1.8 mile north of the project site. 
The Cypress Community Center, which provides regular classes and programming for local residents, 
is located at 5700 Orange Avenue, approximately 1.3 mile north of the project site. The proposed 
project would not generate population growth as it is a non-residential development and would not 
generate an increased demand the use of these public facilities. Therefore, it is reasonable to 
assume that the proposed project would not result in adverse physical impacts to these facilities. 
Impacts to other public facilities would be less than significant, and no mitigation is required. This 
topic will not be analyzed further in the EIR. 
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4.16 RECREATION 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
a) Would the project increase the use of existing 

neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the 
facility would occur or be accelerated? 

    

b) Does the project include recreational facilities or require 
the construction or expansion of recreational facilities 
which might have an adverse physical effect on the 
environment? 

    

 

Impact Analysis 

a) Would the project increase the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility would occur or 
be accelerated? 

Less Than Significant Impact. There are currently a total of 20 developed public parks within the City 
of Cypress (City), which range in size from the approximately 0.17-acre Laurel Park to the 22-acre 
Oak Knoll Park.63 According to the Conservation/Open Space/Recreation Element of the City’s 
General Plan (2001), the City had a total of approximately 82 acres of parks and recreational 
facilities. Subsequently, the City added 2.9 acres of park space at the former Mackay School site, 
which increased its park space to 84.9 acres.64 The City recently completed a new 9-acre sports park 
at the southeastern corner of Lexington Drive and Cerritos Avenue, which opened in March 2022.65  

Section 25-43 of the City’s Municipal Code establishes a standard of 3.0 acres of land per 1,000 
residents for park and recreational purposes, and an additional 1.5 acres of land per 1,000 residents 
for such purposes that are made available at K–12 schools through a cooperative arrangement 
between the City and local school districts and local park and recreation districts. This results in a 
total of 4.5 acres of land per 1,000 residents. The nearest park to the project site is Maple Grove 
Park, located at 6221 Orangewood Avenue, approximately 0.8 mile southeast of the project site. 

The project does not propose any residential uses and, therefore, would not increase the population 
or demand related to parks. Although the project is anticipated to increase employment by 93 jobs, 
the number of employees would be minor compared to the amount of parks and recreational space 
within the City. While it is possible that employees may visit parks and recreational facilities in the 
City during lunch breaks or after-work hours, it is unlikely that the use of parks by project employees 

 
63  City of Cypress. 2022a. Facility and Park Locations. Website: https://www.cypressca.org/activities/facility-

park-locations (accessed December  5, 2023).  
64  City of Cypress 2020b. Facility & Park Locations: Mackay Park Webpage. Website: https://www.cypressca.

org/Home/Components/FacilityDirectory/FacilityDirectory/66/240 (accessed December 5, 2023).  
65  City of Cypress. 2022. The Progress. April.  
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would increase the use of those parks to a level that would contribute to substantial physical 
deterioration of those facilities. Therefore, the impact would be less than significant, and no 
mitigation would be required. This topic will not be analyzed further in the EIR. 

b) Does the project include recreational facilities or require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the environment? 

Less than Significant Impact. In its existing condition, the project site is currently developed with a 
five-story office building and associated parking lot. The proposed project includes the demolition of 
the existing structure, and development of a new one-story light industrial building. The project 
would not include recreational facilities nor develop residential uses that would require the 
construction or expansion of recreational facilities that might have an adverse effect on the 
environment. Therefore, impacts to recreation requirements would be less than significant. This 
topic will not be analyzed further in the EIR.
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4.17 TRANSPORTATION 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Would the project:     
a) Conflict with a program, plan, ordinance or policy 

addressing the circulation system, including transit, 
roadway, bicycle and pedestrian facilities? 

    

b) Conflict or be inconsistent with CEQA Guidelines §15064.3, 
subdivision (b)?     

c) Substantially increase hazards due to a geometric design 
feature (e.g., sharp curves or dangerous intersections) or 
incompatible uses (e.g., farm equipment)? 

    

d) Result in inadequate emergency access?     
 

Discussion 

The following section describes the potential transportation impacts related to the proposed project 
based on the Traffic Impact Analysis prepared by Urban Crossroads, dated October 7, 2022 
(Appendix F of this Initial Study) and the Vehicle Miles Traveled (VMT) Analysis, prepared by LSA 
Associates, Inc., dated November 21, 2023 (Appendix G of this Initial Study). 

Regulatory Setting 

The following is a summary of State, regional, and local regulations that apply to transportation and 
circulation. 

State 

Senate Bill 743. On September 27, 2013, Governor Jerry Brown signed Senate Bill (SB) 743 into law 
and codified a process that revises the approach to determining transportation impacts and 
mitigation measures under CEQA. SB 743 directed the Governor’s Office of Planning and Research 
(OPR) to administer new CEQA guidance for jurisdictions by replacing the focus on automobile 
vehicle delay and level of service (LOS) or other similar measures of vehicular capacity or traffic 
congestion in the transportation impact analysis with vehicle miles traveled (VMT). This change 
shifts the focus of the transportation impact analysis from measuring impacts to drivers, such as the 
amount of delay and LOS at an intersection, to measuring the impact of driving on the local, 
regional, and statewide circulation system and the environment. This shift in focus is expected to 
better align the transportation impact analysis with the statewide goals related to reducing 
greenhouse gas (GHG) emissions, encouraging infill development, and promoting public health 
through active transportation. As a result of SB 743, the California Office of Administrative Law 
cleared the revised State CEQA Guidelines for use on December 28, 2018, with a statewide 
implementation date of July 1, 2020. The OPR Technical Advisory on Evaluating Transportation 
Impacts in CEQA (OPR Technical Advisory) (2018) provides a resource for agencies to use at their 
discretion. 
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Since the proposed project is likely to generate fewer than 50 net new peak-hour trips and fewer 
than 25 net new peak-hour trips at any single intersection, the implementation of the proposed 
project is not anticipated to result in any operational or LOS deficiencies; therefore, no further study 
is necessary. 

The City’s General Plan provides goals and policies to implement a balanced, functional, and 
efficient circulation system, and incorporate alternative modes of travel which allows for the safe 
movement of people and goods. General Plan policies CIR-2.5 and CIR-2.8 encourage the 
development of adequate sidewalks, particularly to provide connections to surrounding alternative 
modes of transportation. The project site currently provides sidewalks along Plaza Drive and Walker 
Drive allowing for pedestrian connections to nearby transit. Therefore, the proposed project would 
not inhibit the use of alternative transportation in the area and would not conflict with circulation 
policies in the General Plan. Impacts would be less than significant, and no mitigation is required. 
Please refer to Section 4.7 in the Draft EIR for a further discussion of this topic. 

b) Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3, 
subdivision (b)? 

Less Than Significant Impact. The City requires that all CEQA-related VMT studies be conducted 
consistent with the State of California Governor’s OPR Technical Advisory, and that screening criteria 
and impact thresholds are determined on a case-by-case basis in accordance with Caltrans’ February 
2020 VMT-Focused Transportation Impact Study Guide (TISG).  

California Public Resources Code (PRC) Section 15064.3(b)(4) states (in part) that: 

“A lead agency has discretion to choose the most appropriate methodology to 
evaluate a project’s vehicle miles traveled, including whether to express the change 
in absolute terms, per capita, per household, or in any other measure.” 

Additionally, the OPR Technical Advisory recommends VMT screening thresholds for smaller 
projects. The footnote on page 12 of the OPR Technical Advisory states the following: 

“Screening Threshold for Small Projects 

Many local agencies have developed screening thresholds to indicate when detailed 
analysis is needed. Absent substantial evidence indicating that a project would 
generate a potentially significant level of VMT, or inconsistency with a Sustainable 
Communities Strategy (SCS) or general plan, projects that generate or attract fewer 
than 110 trips per day generally may be assumed to cause a less-than-significant 
transportation impact.” 

The OPR Technical Advisory recommends that a project generating 110 average daily trips (ADT) or 
less be screened out of a VMT analysis due to the presumption of a less than significant impact. This 
recommendation is not based on any analysis of GHG reduction but is instead based on the 
potential trip generation of a project that would be categorically exempt under CEQA. 
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of the proposed project, including the internal roadways, ingress, egress, and other streetscape 
changes, would be subject to review by the City’s Department of Public Works. The proposed 
project would include the relocation of the existing driveways.  The new westernmost driveway 
would be the primary truck access point and path to the truck loading docks on the proposed 
building’s west side. The eastern driveway would be a shared driveway with the parcel to the east.  

It is anticipated that Driveway 1 (on Douglas Drive) and Driveway 2 (on Plaza Drive) would be utilized 
by heavy trucks to access the project site. Driveway 1 is anticipated to be able to accommodate the 
ingress and egress of heavy trucks as currently designed, providing access to and from the east on 
Plaza Drive and south on Douglas Drive. Driveway 1 would serve as the primary driveway for heavy 
trucks accessing the project site.  While Driveway 2 would accommodate the ingress and egress of 
heavy trucks along Plaza Drive, it is recommended that the northwest curb of Driveway 2 be 
modified to accommodate a 25-foot curb radius for the egress of heavy trucks. Implementation of 
Mitigation Measure TRA-1, described below, would require the installation of on-site traffic signing 
and striping to direct heavy trucks to the driveway on Douglas Drive. With implementation of 
Mitigation Measure TRA-1, the proposed project would have a less than significant impact related to 
transportation hazards. Please refer to Section 4.7 in the Draft EIR for a further discussion of this 
topic. 

Mitigation Measure: 

Mitigation Measure TRA-1: Truck Access & Routing Plan and Truck Signage and Striping Plan. 
The Applicant shall submit a Truck Access and Routing Plan to 
accommodate the circulation of trucks on site. Additionally, the 
Applicant shall prepare a Signage and Striping Plan, consistent with 
the provisions of the California Manual on Uniform Traffic Control 
Devices (CA MUTCD), that directs heavy trucks to the most 
appropriate access point. The Public Works Director of the City of 
Cypress, or designee, shall review and approve the Truck Access and  
Routing Plan and Signage and Striping Plan and  confirm they have 
been incorporated into the project plans prior to the issuance of a 
building permit. 

d) Would the project result in inadequate emergency access? 

Less Than Significant Impact. As described above, vehicular access to the project site would be 
provided via two driveways at Plaza Drive and Douglas Drive. Plaza Drive would allow for adequate 
emergency access. All emergency access routes to the proposed project and adjacent areas would 
be kept cleared and unobstructed during demolition and construction of the proposed project. No 
roadway closures or lane closures are anticipated as part of project construction. Therefore, the 
proposed project’s effects on emergency access would be less than significant, and no mitigation is 
required. Please refer to Section 4.7 in the Draft EIR for a further discussion of this topic. 
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4.18 TRIBAL CULTURAL RESOURCES 
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tribal cultural resource, defined in Public Resources Code 
Section 21074 as either a site, feature, place, cultural 
landscape that is geographically defined in terms of the 
size and scope of the landscape, sacred place, or object 
with cultural value to a California Native American tribe, 
and that is: 

    

i. Listed or eligible for listing in the California Register of 
Historical Resources, or in a local register of historical 
resources as defined in Public Resources Code Section 
5020.1(k)? Or 

    

ii. A resource determined by the lead agency, in its 
discretion and supported by substantial evidence, to be 
significant pursuant to criteria set forth in subdivision 
(c) of Public Resources Code Section 5024.1? In applying 
the criteria set forth in subdivision (c) of Public 
Resource Code Section 5024.1, the lead agency shall 
consider the significance of the resource to a California 
Native American tribe. 

    

  

Impact Analysis  

a) Would the project cause a substantial adverse change in the significance of a tribal cultural 
resource, defined in Public Resources Code section 21074 as either a site, feature, place, 
cultural landscape that is geographically defined in terms of the size and scope of the 
landscape, sacred place, or object with cultural value to a California Native American tribe, 
and that is:  

i. Listed or eligible for listing in the California Register of Historical Resources, or in a 
local register of historical resources as defined in Public Resources Code section 
5020.1(k)? 

No Impact. As previously discussed in Section 4.5, Cultural Resources, the project site does not 
contain any known historical resources. In addition, a Sacred Lands File search for the site was 
requested of the Native American Heritage Commission (NAHC) on September 27, 2023, and no 
resources were noted in the database based on NAHC correspondence, dated November 16, 2023. 

Native American consultations were conducted in compliance with Assembly Bill (AB) 52.  twenty -
one Native American representatives were contacted by the City to determine their desire to 
consult on the proposed project, as detailed below. 



 5 6 6 5  P L A Z A  D R I V E  P R O J E C T  
C Y P R E S S ,  C A L I F O R N I A  

I N I T I A L  S T U D Y  
M A Y  2 0 2 4  

 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx (05/31/24) 4.18-2 

• Campo Band of Diegueno Mission Indians 

• Ewiiaapaayp Band of Kumeyaay Indians 

• Gabrieleno Band of Mission Indians - Kizh Nation 

• Gabrieleno/Tongva San Gabriel Band of Mission Indians 

• Gabrielino /Tongva Nation 

• Gabrielino Tongva Indians of California Tribal Council 

• Gabrielino-Tongva Tribe 

• Juaneno Band of Mission Indians Acjachemen Nation - Belardes 

• Juaneno Band of Mission Indians Acjachemen Nation 84A 

• La Posta Band of Diegueno Mission Indians 

• Manzanita Band of Kumeyaay Nation 

• Mesa Grande Band of Diegueno Mission Indians 

• Pala Band of Mission Indians 

• Santa Rosa Band of Cahuilla Indians 

• Soboba Band of Luiseno Indians 

During that process, the Gabrieleño Band of Mission Indians – Kizh Nation (Kizh Nation) stated that 
the project site is within their tribal territory and requested consultation with the City. The Kizh 
Nation was provided with a summary of the project and its location. No information regarding 
specific known tribal cultural resources on the project site was provided by the Kizh Nation. 
Therefore, the proposed project would not result in any impacts to tribal cultural resources that are 
listed or eligible for listing in the State or local register of historical resources. No mitigation is 
required. Please refer to Section 4.8 in the Draft EIR for a further discussion of this topic. 

ii. A resource determined by the lead agency, in its discretion and supported by 
substantial evidence, to be significant pursuant to criteria set forth in subdivision 
(c) of Public Resources Code Section 5024.1? In applying the criteria set forth in 
subdivision (c) of Public Resource Code Section 5024.1, the lead agency shall 
consider the significance of the resource to a California Native American tribe. 

Less Than Significant with Mitigation Incorporated. Effective July 1, 2015, AB 52 requires 
meaningful consultation with California Native American Tribes on potential impacts to Tribal 
Cultural Resources, as defined in Public Resources Code (PRC) Section 21074. A tribe must submit a 
written request to the relevant lead agency if it wishes to be notified of proposed projects in its 
traditionally and culturally affiliated area. The lead agency must provide written formal notification 
to the tribes that have requested it within 14 days of determining that a project application is 
complete or of deciding to undertake a project. The tribe must respond to the lead agency within 30 
days of receipt of the notification if it wishes to engage in consultation on the project, and the lead 
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agency must begin the consultation process within 30 days of receiving the request for consultation. 
Consultation concludes when either (1) the parties agree to mitigation measures to avoid a 
significant effect, if one exists, on a tribal cultural resource, or (2) a party, acting in good faith and 
after reasonable effort, concludes that mutual agreement cannot be reached. AB 52 also addresses 
confidentiality during tribal consultation per PRC Section 21082.3(c).  

California Government Code Section 65352.3 (adopted pursuant to the requirements of SB 18) 
requires local governments to contact, refer plans to, and consult with tribal organizations prior to 
making a decision to adopt or amend a general or specific plan, or to designate open space that 
includes Native American Cultural Places.    

Correspondence to the tribes recommended by NAHC was transmitted on November 20, 2023 
(provided in Appendix H of this Initial Study). The City of Cypress (City) currently maintains a list of 
tribal councils based on a list of councils and corresponding Native American representatives that 
have requested to be notified of proposed projects in their respective areas of traditional and 
cultural affiliation. All tribal contacts on this list were sent a letter from the City on November 20, 
2023, for the purposes of AB 52 consultation. Only one response was received in response to the 
City’s AB 52 letters.  The Kizh Nation emailed City staff to request consultation. The Kizh Nation sent 
the City proposed mitigation measures for tribal cultural resources, which the City accepted with no 
modifications or revisions. 

As discussed previously in Response 4.5(a), the project site does not contain any “historical 
resources” as defined by CEQA. Therefore, the proposed project would not cause a substantial 
adverse change in the significance of a historical resource as defined in Section 15064.5 of the State 
CEQA Guidelines or PRC 5020.1(k). 

As discussed in Response 4.5(b), the project site is not likely to contain any prehistoric site or 
archaeological resources based on archival research and field surveys conducted for the project site. 
There is little potential for the proposed project to impact prehistoric resources due to significant 
prior disturbance from past grading and development activities on the project site and in the 
surrounding area. However, Mitigation Measure CUL-1, as provided in Section 4.5 Cultural 
Resources, has been included to mitigate potentially significant impacts associated with the unlikely 
discovery of archaeological resources, including tribal cultural resources (TCRs), on the project site. 
Therefore, implementation of Mitigation Measure CUL-1 would reduce potentially significant 
impacts to unknown tribal cultural resources to a less than significant level. 

As discussed in Response 4.5(c), the project site is not likely to contain any human remains due to 
the fact that soils on the site have been previously disturbed associated with prior disturbance from 
past grading and development activities on the project site and surrounding area. However, 
Regulatory Compliance Measure CUL-1, as provided in Section 4.5, Cultural Resources, has been 
included to mitigate potentially significant impacts associated with the unlikely discovery of human 
remains, including those determined to be of Native American descent, on the project site. The 
recommendations of the Kizh Nation have been incorporated into this mitigation measure to further 
minimize potential impacts to human remains. Therefore, implementation of Regulatory Compliance 
Measure CUL-1 would reduce potentially significant impacts to unknown human remains to a less 
than significant level.  
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As noted above, the Kizh Nation provided mitigation measures to address potential impacts related 
to tribal cultural resources. Implementation of Mitigation Measures TCR-1 through TCR-3, which 
incorporate the recommendations of the Kizh Nation, would reduce any potential impacts to 
previously undiscovered tribal cultural resources to a less than significant level. Therefore, on this 
basis and as a result of the City’s consultation with the Kizh Nation or any other interested local 
Native American tribe, the City has concluded that, with implementation of Mitigation Measures 
TCR-1 through TCR-3, potential impacts related to unknown buried tribal cultural resources would 
also be reduced below a level of significance. Please refer to Section 4.8 in the Draft EIR for a 
further discussion of this topic. 

Mitigation Measure:  

Mitigation Measure TCR-1 Retain a Native American Monitor Prior to Commencement of 
Ground-Disturbing Activities. The project Applicant/lead agency 
shall retain a Native American Monitor from or approved by the 
Gabrieleño Band of Mission Indians – Kizh Nation (Kizh Nation). The 
monitor shall be retained prior to the commencement of any 
“ground-disturbing activity” for the subject project at all project 
locations (i.e., both on-site and any off-site locations that are 
included in the project description/definition and/or required in 
connection with the project, such as public improvement work). 
“Ground-disturbing activity” shall include, but is not limited to, 
demolition, pavement removal, potholing, auguring, grubbing, tree 
removal, boring, grading, excavation, drilling, and trenching. 

A copy of the executed monitoring agreement shall be submitted to 
the lead agency prior to the earlier of the commencement of any 
ground-disturbing activity, or the issuance of any permit necessary 
to commence a ground-disturbing activity. 

The monitor will complete daily monitoring logs that will provide 
descriptions of the relevant ground-disturbing activities, the type of 
construction activities performed, locations of ground- disturbing 
activities, soil types, cultural-related materials, and any other facts, 
conditions, materials, or discoveries of significance to the Tribe. 
Monitor logs will identify and describe any discovered TCRs, 
including but not limited to, Native American cultural and historical 
artifacts, remains, places of significance, etc., (collectively, tribal 
cultural resources, or “TCR”), as well as any discovered Native 
American (ancestral) human remains and burial goods. Copies of 
monitor logs will be provided to the project Applicant/lead agency 
upon written request to the Tribe. 

On-site tribal monitoring shall conclude upon the latter of the 
following (1) written confirmation to the Kizh Nation from a 
designated point of contact for the project Applicant/lead agency 
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that all ground-disturbing activities and phases that may involve 
ground-disturbing activities on the project site or in connection with 
the project are complete; or (2) a determination and written 
notification by the Kizh Nation to the project Applicant/lead agency 
that no future, planned construction activity and/or development/
construction phase at the project site possesses the potential to 
impact Kizh Nation TCRs. 

Upon discovery of any TCRs, all construction activities in the 
immediate vicinity of the discovery shall cease (i.e., not less than 
the surrounding 50 feet) and shall not resume until the discovered 
TCR has been fully assessed by the Kizh Nation monitor and/or Kizh 
Nation archaeologist. The Kizh Nation will recover and retain all 
discovered TCRs in the form and/or manner the Tribe deems 
appropriate, in the Tribe’s sole discretion, and for any purpose the 
Tribe deems appropriate, including for educational, cultural and/or 
historic purposes. 

Mitigation Measure TCR-2 Unanticipated Discovery of Human Remains and Associated 
Funerary Objects. Native American human remains are defined in 
Public Resources Code 5097.98 (d)(1) as an inhumation or 
cremation, and in any state of decomposition or skeletal 
completeness. Funerary objects, called associated grave goods in 
Public Resources Code Section 5097.98, are also to be treated 
according to this statute. 

If Native American human remains and/or grave goods discovered 
or recognized on the project site, then all construction activities 
shall immediately cease. Health and Safety Code Section 7050.5 
dictates that any discoveries of human skeletal material shall be 
immediately reported to the County Coroner and all ground-
disturbing activities shall immediately halt and shall remain halted 
until the coroner has determined the nature of the remains. If the 
coroner recognizes the human remains to be those of a Native 
American or has reason to believe they are Native American, he or 
she shall contact, by telephone within 24 hours, the Native 
American Heritage Commission, and Public Resources Code Section 
5097.98 shall be followed. 

Human remains and grave/burial goods shall be treated alike per 
California Public Resources Code section 5097.98(d)(1) and (2). 

Construction activities may resume in other parts of the project site 
at a minimum of 200 feet away from discovered human remains 
and/or burial goods, if the Kizh Nation determines in its sole 
discretion that resuming construction activities at that distance is 
acceptable and provides the project manager express consent of 
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that determination (along with any other mitigation measures the 
Kizh Nation monitor and/or archaeologist deems necessary). (CEQA 
Guidelines Section 15064.5(f).) 

Preservation in place (i.e., avoidance) is the preferred manner of 
treatment for discovered human remains and/or burial goods. Any 
historic archaeological material that is not Native American in origin 
(non-TCR) shall be curated at a public, non-profit institution with a 
research interest in the materials, such as the Natural History 
Museum of Los Angeles County or the Fowler Museum, if such an 
institution agrees to accept the material. If no institution accepts 
the archaeological material, it shall be offered to a local school or 
historical society in the area for educational purposes. 

Any discovery of human remains/burial goods shall be kept 
confidential to prevent further disturbance. 

Mitigation Measure TCR-3 Procedures for Burials and Funerary Remains. As the Most Likely 
Descendant (“MLD”), the Koo-nas-gna Burial Policy shall be 
implemented. To the Tribe, the term “human remains” 
encompasses more than human bones. In ancient as well as historic 
times, Tribal Traditions included, but were not limited to, the 
preparation of the soil for burial, the burial of funerary objects with 
the deceased, and the ceremonial burning of human remains. 

If the discovery of human remains includes four or more burials, the 
discovery location shall be treated as a cemetery and a separate 
treatment plan shall be created. 

The prepared soil and cremation soils are to be treated in the same 
manner as bone fragments that remain intact. Associated funerary 
objects are objects that, as part of the death rite or ceremony of a 
culture, are reasonably believed to have been placed with individual 
human remains either at the time of death or later; other items 
made exclusively for burial purposes or to contain human remains 
can also be considered as associated funerary objects. Cremations 
will either be removed in bulk or by means as necessary to ensure 
complete recovery of all sacred materials. 

In the case where discovered human remains cannot be fully 
documented and recovered on the same day, the remains will be 
covered with muslin cloth and a steel plate that can be moved by 
heavy equipment placed over the excavation opening to protect the 
remains. If this type of steel plate is not available, a 24-hour guard 
should be posted outside of working hours. The Tribe will make 
every effort to recommend diverting the project and keeping the 
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remains in situ and protected. If the project cannot be diverted, it 
may be determined that burials will be removed. 

In the event preservation in place is not possible despite good faith 
efforts by the project Applicant/developer and/or landowner, 
before ground-disturbing activities may resume on the project site, 
the landowner shall arrange a designated site location within the 
footprint of the project for the respectful reburial of the human 
remains and/or ceremonial objects. 

Each occurrence of human remains and associated funerary objects 
will be stored using opaque cloth bags. All human remains, funerary 
objects, sacred objects and objects of cultural patrimony will be 
removed to a secure container on site if possible. These items 
should be retained and reburied within six months of recovery. The 
site of reburial/repatriation shall be on the project site but at a 
location agreed upon between the Tribe and the landowner at a site 
to be protected in perpetuity. There shall be no publicity regarding 
any cultural materials recovered. 

The Tribe will work closely with the project’s qualified archaeologist 
to ensure that the excavation is treated carefully, ethically and 
respectfully. If data recovery is approved by the Tribe, 
documentation shall be prepared and shall include (at a minimum) 
detailed descriptive notes and sketches. All data recovery data 
recovery-related forms of documentation shall be approved in 
advance by the Tribe. If any data recovery is performed, once 
complete, a final report shall be submitted to the Tribe and the 
NAHC. The Tribe does NOT authorize any scientific study or the 
utilization of any invasive and/or destructive diagnostics on human 
remains. 
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4.19 UTILITIES AND SERVICE SYSTEMS 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
Would the project:     
a) Require or result in the relocation or construction of new 

or expanded water, wastewater treatment or stormwater 
drainage, electric power, natural gas, or 
telecommunications facilities, the construction or 
relocation of which could cause significant environmental 
effects? 

    

b) Have sufficient water supplies available to serve the 
project and reasonably foreseeable future development 
during normal, dry and multiple dry years? 

    

c) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it has 
adequate capacity to serve the project’s projected demand 
in addition to the provider’s existing commitments? 

    

d) Generate solid waste in excess of State or local standards, 
or in excess of the capacity of local infrastructure, or 
otherwise impair the attainment of solid waste reduction 
goals? 

    

e) Comply with federal, state, and local management and 
reduction statutes and regulations related to solid waste?     

  

Discussion 

This section describes the utility providers within whose jurisdiction the project site is located and 
evaluates the potential impacts of the proposed project on utilities and service systems. This section 
addresses the following utilities and service systems (service providers are noted in parentheses).  

• Electricity (Southern California Edison [SCE]) 
• Natural Gas (Southern California Gas Company [SoCalGas]) 
• Solid Waste (Valley Vista Services; Orange County Waste and Recycling [OCWR]) 
• Wastewater (Orange County Sanitation District [OC SAN]) 
• Potable Domestic Water (Golden State Water Company [GSWC]) 
• Storm Drainage (Orange County Flood Control District [OCFCD]) 

Impact Analysis 

a)  Would the project require or result in the relocation or construction of new or expanded 
water, wastewater treatment or stormwater drainage, electric power, natural gas, or 
telecommunications facilities, the construction or relocation of which could cause significant 
environmental effects? 

Less Than Significant Impact.  
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Water. The Golden State Water Company (GSWC) would provide water services to the project site 
and would connect the proposed project to the existing water main within Plaza Drive. GSWC 
provides domestic water service to the project site through its West Orange System. GSWC’s West 
Orange System service area includes Cypress, Los Alamitos, and Stanton. Additionally, small portions 
of Buena Park, Garden Grove, La Palma, Seal Beach, and the unincorporated community of 
Rossmoor are included in the West Orange System. There are approximately 27,200 customers 
within GSWC’s West Orange System service area.66 

The 2020 West Orange Urban Water Management Plan (UWMP) demonstrates that GSWC has 
adequate domestic water supply for future water demands through 2045. GSWC obtains its water 
supply for the West Orange System from two primary sources: imported groundwater and GSWC-
operated groundwater wells. Imported water is purchased from the Municipal Water District of 
Orange County (MWDOC). MWDOC is largely a pass-through provider of imported water, obtaining 
its water supply from the Metropolitan Water District of Southern California (MWD). According to 
the UWMP, MWD intends to provide 100-percent supply reliability to MWDOC, which in turn 
provides 100-percent supply reliability to the West Orange System. Groundwater is extracted from 
17 active, GSWC-owned wells in the Orange County Groundwater Basin. The UWMP includes a 
water supply and demand assessment that demonstrates that adequate water supply, including 
both imported groundwater and groundwater from GSWC-owned wells, will be available to GSWC 
through 2045. 

The West Orange System receives recycled water supplies from the City of Cerritos through its 
agreement with the County Sanitation District No. 2 of Los Angeles. As such, the West Orange 
System has a reliable recycled water supply. It is anticipated that approximately 250 acre-feet per 
year (afy) of recycled water would be available to the West Orange System through 2045. 

According to the 2020 UWMP, the total projected water demand for customers served by GSWC is 
approximately 14,137 afy in 2025; the projected water demand increases every 5-year period, 
totaling 15,759 afy by 2045. GSWC’s planned water supplies for 2025 total 21,940 afy, increasing to 
23,645 afy in 2045. 

Short-term demand for water may occur during excavation, grading, and construction activities on 
site. Construction activities would require water primarily for dust mitigation purposes. Water from 
the existing potable water lines in the vicinity of the project site would be used. Overall, short-term 
construction activities would require minimal water and are not expected to have any adverse 
impacts on the existing water system or available water supplies. The proposed project would not 
require the construction of new or expanded water conveyance, treatment, or collection facilities 
with respect to construction activities. Therefore, the impacts on water facilities during construction 
would be less than significant, and no mitigation is required. 

According to water demand factors included in the California Emissions Estimator Model 
(CalEEMod) emissions model, the proposed project is estimated to demand 122,278 gallons per day 

 
66  Golden State Water Company (GSWC). 2021b. Los Alamitos Customer Service Area. Website: http://www.

gswater.com/los-alamitos/ (accessed  December 5, 2023). 
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(gpd) or 137 afy of potable water. The existing uses are estimated to demand 
approximately18,341.15 gpd, or 20 afy of potable water. Therefore, the estimated net increase in 
water demand would be approximately 103,937 gpd, or 117 afy. Therefore, increased water 
demand associated with new development proposed as part of the project would represent 
approximately 0.1 percent of the West Orange System’s current annual water demand, based on the 
system’s projected demand of 14,137 afy in 2020. The project-generated increase in water demand 
would fall within GSWC’s existing capacity and available supply. 

The project site has an existing private water system connected to existing water mains along Plaza 
Drive. As part of the proposed project, new water lines supporting the development would connect 
to these existing lines within Plaza Drive. The on-site system would be constructed in compliance 
with the City’s building and plumbing codes in its Municipal Code. Extension of the water 
infrastructure from the adjacent streets into the project site would be a routine part of the 
construction process analyzed in this Initial Study and would not have a material environmental 
impact. The water facility improvements would be limited to the project site and connection points 
to the adjacent, existing GSWC facilities. Therefore, the proposed project would not require or result 
in the construction of new water facilities, or the expansion of existing facilities, which could cause a 
significant environmental impact and the impact would be less than significant. No mitigation is 
required. 

Wastewater. The City’s Public Works Department’s Maintenance Division is responsible for 
maintaining the City’s sanitary sewer system. The City operates and maintains a sanitary sewer 
collection and conveyance system that includes a network of gravity sewers, one pump station, and 
one sewer force main. Approximately 108 miles of sewers are included within the City’s gravity 
system.67  

The project site is in the sewer service area of the Orange County Sanitation District (OC SAN). The 
OC SAN is responsible for the provision of wastewater treatment facilities that serve the project site. 
The existing office building on the project site is estimated to generate approximately 86,380 gpd of 
wastewater (approximately 90 percent of the existing office building’s water use estimate of 95,978 
gpd). The proposed project would connect with OC SAN’s 30-inch trunk collection line before 
eventually discharging to the OC SAN’s Reclamation Plant No. 1 in Fountain Valley. 

The OC SAN provides wastewater collection, treatment, and recycling for approximately 2.6 million 
people living within a 479-square-mile area of central and northwestern Orange County.68 The OC 
SAN’s facilities include 396 miles of sewer pipes and 15 pump stations located throughout the 
county. The OC SAN treats approximately 185 million gallons of wastewater from residential, 
commercial, and industrial sources per day that is sent to two treatment plants: Plant No. 1 and 
Plant No. 2. Treatment Plant No. 1, at 10844 Ellis Avenue in Fountain Valley, is located 

 
67  City of Cypress. 2023. Maintenance. Website: http://www.cypressca.org/government/departments/

public-works/maintenance (accessed December 5, 2023). 
68  Orange County Sanitation District (OC SAN). 2022. 2021-2022 Annual Report. Website:  https://www.oc

san.gov/home/showpublisheddocument/33473/638080061619170000 (accessed Decmeber5 2023). 
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approximately 11 miles southeast of the project site. Treatment Plant No. 2, at 22212 Brookhurst 
Street in Huntington Beach, is located approximately 14 miles southeast of the project site. 

Reclamation Plant No. 1 has a primary treatment capacity of 204 million gallons per day (mgd), and 
received approximately 118 mgd of average daily flow in 2020–2021.69 Additionally, through its 
Capital Improvement Program, the OC SAN strives to continue maintaining its facilities at optimal 
levels by planning, designing, and preparing for future demand by developing Facilities and Biosolids 
Master Plans that address 20-year planning horizons.70 

No significant increase in wastewater flows is anticipated as a result of construction activities on the 
project site. Sanitary services during construction would be provided by portable toilet facilities, 
which transport waste off-site for treatment and disposal. Therefore, during construction, potential 
impacts to wastewater treatment and wastewater conveyance infrastructure would be less than 
significant, and no mitigation would be required. 

According to water demand factors included in the CalEEMod emissions model, the proposed 
project is estimated to demand 122,278 gallons per day (gpd) of wastewater. The existing office uses 
on the project site are estimated to demand approximately 18,341 gpd, which is approximately 15 
percent of the estimated use of 122,278 gpd for the proposed project. The proposed project would 
result in a net increase of approximately 103,933 gpd of wastewater over the 18,341 gpd of 
wastewater generated by the existing uses on the project site. The proposed project would include 
new sewer lines supporting the development placed that would connect to an existing sewer line 
owned and maintained by the City of Cypress within Plaza Drive. As discussed above, the proposed 
project is anticipated to generate approximately 122,278 gpd of wastewater, which is approximately 
0.6 percent of the available daily treatment capacity at Plant No. 1. Plant No. 1 is in compliance with 
the Santa Ana RWQCB’s wastewater treatment requirements and has the capacity to accommodate 
the increased wastewater flows from the proposed project. The proposed project would be 
adequately served by the capacity and the existing wastewater conveyance system. 

Sewer improvements associated with the proposed project would be designed and constructed to 
City and OC SAN standards. The proposed project’s site plans would be accompanied by adequate 
plans for sewer improvements prepared by a registered professional engineer and facilities would 
be dedicated to the City and/or OC SAN at the completion of construction. Regulatory Compliance 
Measure UTIL-1, provided below, requires all sewer improvements to comply with City and OC SAN 
sewage standards. With the implementation of Regulatory Compliance Measure UTIL-1, the 
proposed project would result in less than significant impacts related to the construction or 
expansion of wastewater treatment facilities. Therefore, the proposed project would not require or 
result in the construction of new water treatment or collection facilities, or the expansion of existing 
facilities, which could cause a significant environmental impact, and the impact would be less than 
significant. No mitigation is required.  

 
69  OC SAN. 2023. Facts and Key Statistics Webpage. Website: https://www.ocsan.gov/services/regional-

sewer-service (accessed December 2023). 
70  OC SAN. 2022. Capital Improvement Program Fiscal Year 2021/2022. Website:  https://www.ocsan.gov/

home/showpublisheddocument/33268/638000527692070000 (accessed December 5, 2023). 
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Regulatory Compliance Measure: 

No mitigation is required. However, the following regulatory compliance measure is an existing 
regulation that is applicable to the proposed project and is considered in the analysis of potential 
impacts related to utilities and service systems. The City of Cypress considers this requirement to be 
mandatory; therefore, it is not a mitigation measure. 

Regulatory Compliance Measure UTIL-1  Sewer Improvement Standards. All required sewer 
improvements shall be designed and constructed to City 
of Cypress (City) and Orange County Sanitation District 
(OC SAN) standards and shall be approved by the City 
Engineer prior to development. These improvements 
may be constructed in a phased sequence depending 
upon the development process. Facilities shall be 
dedicated to the City and/or the OC SAN at the 
completion of construction. 

Stormwater and Drainage Facilities. As discussed in Section 4.10, Hydrology and Water Quality, in 
its existing condition, stormwater drains to an existing City public 48-inch storm drain system within 
Plaza Drive.  

Grading and construction activities would disturb soils and temporarily modify the stormwater flow 
patterns on the construction site. As described in Section 4.10, Hydrology and Water Quality, the 
proposed project would be subject to the requirements of the Construction General Permit (see 
Regulatory Compliance Measure HYD-1 in Section 4.10), which requires the preparation of a Storm 
Water Pollution Prevention Plan (SWPPP) and identification of construction Best Management 
Practices (BMPs) that must be implemented during construction of the proposed project to address 
potential impacts to hydrology and stormwater drainage, including soil erosion, siltation, spills, and 
runoff. Adherence to the regulatory standards described in Regulatory Compliance Measure HYD-1 
would ensure that any changes in stormwater drainage from the project site are controlled during 
construction. Therefore, the proposed project would not require or result in the construction of new 
stormwater drainage facilities or expansion of existing facilities, the construction of which could 
cause significant environmental impacts, and the impact would be less than significant. No 
mitigation is required.  

Refer to Section 4.10, Hydrology and Water Quality, for additional information regarding the 
proposed project’s impacts related to hydrology during operation. Stormwater runoff in the 
proposed condition would be collected by a series of area drains and proposed sump curb inlet 
catch basins and would be conveyed to the proposed underground stormwater basin beneath the 
parking lot in the southern portion of the project site before being pumped to the proposed 
Modular Wetland System for treatment. The Modular Wetland System would treat street, roof, and 
landscape runoff for the proposed project, as well as reduce project-related flow rates into the 
existing storm drains by retaining and treating stormwater on the site. The proposed Modular 
Wetland System and catch basins would be designed with internal peak bypass and upstream 
diversion systems for conveyance of larger storm events. Treated and overflow stormwater from the 
Modular Wetland System would be conveyed via a proposed private underground storm drain 
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reduce energy usage. CalEEMod 2022.1.0 was used to calculate the approximate annual natural gas 
demand of the proposed project. As discussed in Section 4.6, Energy, the estimated potential net 
increase in natural gas demand associated with the proposed project is 32,579 therms per year.  
Total natural gas consumption in Orange County in 2022 was 572 million therms.75 Therefore, 
operation of the proposed project would negligibly increase the annual natural gas consumption in 
Orange County by less than 0.1 percent. 

As noted above, service providers utilize projected demand forecasts in order to provide an 
adequate supply or plan for surplus in their service areas. As discussed in Section 4.6, Energy, 
because the proposed project would only represent a small fraction of natural gas demand in 
Orange County, the proposed project would meet Title 24, and there would be sufficient natural gas 
supplies available, natural gas demand for the proposed project would be less than significant. No 
mitigation is required. 

The supply and distribution network within the area surrounding the project site would remain 
essentially the same as exists today except for standard on-site improvements to serve the 
proposed project. Levels of service to off-site users would not be adversely affected. Existing gas 
transmission and distribution services maintained by SoCalGas would provide natural gas service to 
the proposed project. The proposed project would not increase natural gas demand beyond existing 
projections from the local natural gas provider and the project site is within a developed service 
area with existing demand. Therefore, the proposed project would not require the construction of 
any physical improvements related to the provision of natural gas service that would result in 
significant environmental impacts and the proposed project’s potential impacts would be less than 
significant. No mitigation would be required.  

Telecommunication Facilities. Telephone, television, and internet services are offered by a variety 
of providers in the City of Cypress, including AT&T, Frontier Communications, Spectrum, HughesNet, 
and ViaSat. Non-satellite providers include Frontier, DirectTV, Spectrum Cable, and DishTV. Satellite 
internet providers include ViaSat. These services are privately operated and offered to each location 
in the City for a fee defined by the provider.  

Existing telephone, cable, and internet service lines in the vicinity would continue to serve the 
project site. Internal to the project site, the project Applicant will be responsible for constructing 
adequate telecommunication facility extensions for the proposed project. The reconfiguration of 
these facilities would occur on site during the site preparation and earthwork phase and are not 
expected to impact any telephone, cable, or internet services off site that serve the surrounding 
areas. Additionally, telecommunication facilities are generally installed concurrently with utility 
expansions and impacts associated with the expansion of telecommunications facilities are already 
considered in the air quality, noise, and construction traffic analysis. Therefore, the project impacts 
associated with the relocation or construction of new or expanded telecommunication facilities and 
impacts would be less than significant. No mitigation is required.  

 
75  CEC. 2019b. Gas Consumption by County. Website: http://www.ecdms.energy.ca.gov/gasbycounty.aspx 

(accessed December 2023). 



D R A F T  I N I T I A L  S T U D Y   
M A Y   2 0 2 4  

5 6 6 5  P L A Z A  D R I V E  P R O J E C T  
C Y P R E S S ,  C A L I F O R N I A   

 

P:\CCP2201.04 Cypress 5665 Plaza Drive\02 - Working Files\01 - Initial Study\Cypress 5665 Plaza Drive Project_Initial Study.docx (05/31/24) 4.19-9 

Summary. The proposed project would not require or result in the relocation or construction of new 
or expanded facilities for water, wastewater treatment, storm drainage, electric power, natural gas, 
or telecommunications. With implementation of Regulatory Compliance Measures UTIL-1, included 
here, and Regulatory Compliance Measure HYD-4, in Section 4.10, Hydrology and Water Quality, 
existing facilities would have the capacity to serve the anticipated uses, and the proposed project 
would not substantially increase demand upon these facilities as compared to historic and existing 
conditions at the project site. Therefore, impacts to these utility facilities would be less than 
significant. This topic will not be analyzed further in the EIR. 

b) Would the project have sufficient water supplies available to serve the project and reasonably 
foreseeable future development during normal, dry and multiple dry years? 

Less Than Significant Impact. As previously discussed in Response 4.19(a), above, the increase in 
water use would be accounted for in the anticipated growth rates for the City in the UWMP. The 
proposed project would not necessitate new or expanded water entitlements, and GSWC would be 
able to accommodate the increased demand for potable water under a worst-case scenario as 
forecasted in the 2020 UWMP. Taking into account population growth, GSWC is able to meet 
demand in the multiple dry year scenario for years 2025, 2030, 2035, 2040, and 2045.76 As described 
above, The proposed project is anticipated to use approximately 122,345 gallons per day (gpd) or 
137 acre-feet per year (afy). Further, the total amount of anticipated water usage by the proposed 
project represents less than 0.1 percent of the West Orange System’s current annual water demand. 
Additionally, the proposed project would be required to implement Regulatory Compliance Measure 
UTIL-2, which requires the proposed project to comply with all State laws for water conservation 
measures, including the use of low-flow fixtures. Therefore, water demand from the proposed 
project would be within GSWC’s current and projected water supplies available to serve the 
proposed project and reasonably foreseeable future development during normal, dry, and multiple 
dry years. Impacts related to water supplies would be less than significant, and no mitigation would 
be required. This topic will not be analyzed further in the EIR. 

Regulatory Compliance Measure: 

The following regulatory compliance measure is an existing regulation that is applicable to the 
proposed project and is considered in the analysis of potential impacts related to utilities and 
service systems. The City of Cypress considers this requirement to be mandatory; therefore, it is not 
a mitigation measure.  

Regulatory Compliance Measure UTIL-2  Water Conservation. The Applicant shall comply with all 
State laws related to water conservation measure. 
Voluntary water conservation strategies shall be 
encouraged. The City of Cypress Building Division shall 
determine compliance prior to issuance of building 
permits. 

 
76  GSWC. 2021. 2020 West Orange Urban Water Management Plan (UWMP). July 15. 
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Of the three Class III landfills currently operated by OCWR, the closest active landfill to the project 
site is the Olinda Alpha Landfill. The Olinda Alpha Landfill, which is currently permitted by the 
California Department of Resources, Recycling, and Recovery (CalRecycle) to receive a maximum of 
8,000 tons per day (tpd) of waste, currently receives an average of approximately 7,000 tpd.78 
Therefore, the Olinda Alpha Landfill is currently operating at approximately 87.5 percent of its daily 
capacity. As of October 2020, the Olinda Alpha Landfill has an estimated remaining disposal capacity 
of 17,500,000 cubic yards.79 If the State-permitted daily tonnage limit is reached at any County 
landfill, waste haulers are subject to diversion to local transfer stations located throughout the 
County. The Olinda Alpha Landfill is scheduled to close in approximately 2030, at which time it 
would be landscaped to become a County regional park.80 The existing office building on the project 
site is estimated to generate approximately 0.01 tons (191 pounds) of solid waste per day. 

Non-hazardous waste from construction activities associated with the proposed project would be 
recycled to the extent feasible, and where necessary, would likely be disposed of at the Olinda Alpha 
Landfill. Construction waste is anticipated to be minimal compared to waste generated throughout 
the lifetime of the project during operation. The proposed project is not anticipated to result in a 
significant production of solid waste that would exceed the daily available capacity (1,000 tpd) at 
the Olinda Alpha Landfill, the proposed project would not result in an impact related to City, State, 
or federal statutes and regulations related to solid wastes. The proposed project would generate 
approximately 0.49 tpd (980 pounds) of solid waste during operation, a net increase of 
approximately 0.48 tpd (960 pounds) over the existing uses on the project site. Therefore, the 
proposed project would contribute an insignificant amount of solid waste per day to the remaining 
daily capacity at the Olinda Alpha Landfill (approximately 0.61 percent). Moreover, the proposed 
project would not impair the attainment of solid waste reduction goals. Therefore, the proposed 
project would result in a less than significant impact to solid waste and landfill facilities, and no 
mitigation would be required. This topic will not be analyzed further in the EIR. 

e) Would the project comply with federal, state, and local management and reduction statutes 
and regulations related to solid waste? 

Less Than Significant Impact. Solid waste disposal practices in California are governed by multiple 
federal, State, and local agencies that enforce legislation and regulations ensuring that landfill 
operations minimize impacts to public health and safety and the environment.  

The California Integrated Waste Management Act (Assembly Bill [AB] 939) changed the focus of solid 
waste management from landfill to diversion strategies (e.g., source reduction, recycling, and 
composting). The purpose of the diversion strategies is to reduce dependence on landfills for solid 
waste disposal. AB 939 established mandatory diversion goals of 25 percent by 1995, 50 percent by 
2000, and 75 percent by 2020. The City provides curbside recycling for both residential and 

 
78  OCWR. 2021. Olinda Alpha Landfill. Website: https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/

Details/2757?siteID=2093 (accessed December 5, 2023). 
79 OCWR. 2021. Olinda Alpha Landfill. Website: https://www2.calrecycle.ca.gov/SolidWaste/SiteActivity/

Details/2757?siteID=2093 (accessed December 5, 2023). 
80  Ibid. 
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The following regulatory compliance measure is an existing regulation that is applicable to the 
proposed project and is considered in the analysis of potential impacts related to utilities and 
service systems. The City of Cypress considers this requirement to be mandatory; therefore, it is not 
a mitigation measure.  

Regulatory Compliance Measure UTIL-3  Construction and Demolition Ordinance. The 
construction contractor shall comply with the provisions 
of City of Cypress Ordinance No. 1166 and the 2022 
California Green Building Standards Code, which would 
reduce construction and demolition waste. Ordinance 
No. 1166 is codified in Article VIII, Materials 
Questionnaire for Certain Construction and Demolition 
Projects within the City of Cypress in the Cypress 
Municipal Code. 
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4.20 WILDFIRE 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
If located in or near state responsibility areas or lands classified 
as very high fire hazard severity zones, would the project: 

    

a) Substantially impair an adopted emergency response plan 
or emergency evacuation plan?     

b) Due to slope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose project 
occupants to pollutant concentrations from a wildfire or 
the uncontrolled spread of a wildfire? 

    

c) Require the installation or maintenance of associated 
infrastructure (such as roads, fuel breaks, emergency 
water sources, power lines or other utilities) that may 
exacerbate fire risk or that may result in temporary or 
ongoing impacts to the environment? 

    

d) Expose people or structures to significant risks, including 
downslope or downstream flooding or landslides, as a 
result of runoff, post-fire slope instability, or drainage 
changes? 

    

  

Impact Analysis 

a) Would the project substantially impair an adopted emergency response plan or emergency 
evacuation plan? 

b) Would the project, due to slope, prevailing winds, and other factors, exacerbate wildfire risks, 
and thereby expose project occupants to pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire? 

c) Would the project require the installation or maintenance of associated infrastructure (such 
as roads, fuel breaks, emergency water sources, power lines or other utilities) that may 
exacerbate fire risk or that may result in temporary or ongoing impacts to the environment? 

d) Would the project expose people or structures to significant risks, including downslope or 
downstream flooding or landslides, as a result of runoff, post-fire slope instability, or drainage 
changes? 

The following response addresses Thresholds 4.20(a), (b), (c), and (d), as outlined above. 

No Impact. The California Department of Forestry and Fire Protection (CAL FIRE) has mapped areas 
of significant fire hazards in the State through its Fire and Resources Assessment Program (FRAP). 
These maps place areas of California into different fire hazard severity zones (FHSZ), based on a 
hazard scoring system using subjective criteria for fuels, fire history, terrain influences, housing 
densities, and occurrence of severe fire weather where urban conflagration could result in 
catastrophic losses. As part of this mapping system, CAL FIRE is responsible for wildland fire 
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protection for land areas that are generally unincorporated and they are classified as State 
Responsibility Areas (SRAs). In areas where local fire protection agencies (e.g., Orange County Fire 
Authority [OCFA]) are responsible for wildfire protection, the lands are classified as Local 
Responsibility Areas (LRAs). CAL FIRE currently identifies the project site as an LRA. In addition to 
establishing local or State responsibility for wildfire protection in a specific area, CAL FIRE designates 
areas as very high fire hazard severity zones (VHFHSZ) or non-VHFHSZ. 

According to the CAL FIRE Very High Fire Hazard Severity Zone Maps for the Orange County region, 
the entire City of Cypress is designated as a non-VHFHSZ,83 and the City does not include an SRA. 
The nearest VHFHSZ to the project site is approximately 10 miles to the northeast in Coyote Hills on 
the western side of Fullerton.84 The nearest SRA is in Puente Hills, approximately 12 miles northeast 
of the project site. Because the project site is not located in or near an SRA or VHFHSZ, the proposed 
project would not result in any impacts related to wildfire. No mitigation is required. This topic will 
not be analyzed further in the EIR.

 
83  California Department of Forestry and Fire Protection (CAL FIRE). 2011. Very High Fire Hazard Severity 

Zones in LRA. Website: https://osfm.fire.ca.gov/media/6739/fhszl_map30.pdf (accessed November 5, 
2023).  

84  Ibid. 
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4.21 MANDATORY FINDINGS OF SIGNIFICANCE 

 

Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
a) Does the project have the potential to substantially 

degrade the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish 
or wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, 
substantially reduce the number or restrict the range of a 
rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? 

    

b) Does the project have impacts that are individually limited, 
but cumulatively considerable? (“Cumulatively 
considerable” means that the incremental effects of a 
project are considerable when viewed in connection with 
the effects of past projects, the effects of other current 
projects, and the effects of probable future projects.) 

    

c) Does the project have environmental effects which will 
cause substantial adverse effects on human beings, either 
directly or indirectly? 

    

 

Impact Analysis 

a) Does the project have the potential to substantially degrade the quality of the environment, 
substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population 
to drop below self-sustaining levels, threaten to eliminate a plant or animal community, 
substantially reduce the number or restrict the range of a rare or endangered plant or animal 
or eliminate important examples of the major periods of California history or prehistory? 

Less Than Significant with Mitigation Incorporated. Based on the discussion in Section 4.4, 
Biological Resources, the proposed project is anticipated to result in less than significant impacts 
related to habitat, wildlife species, and/or plant and animal communities. The proposed project 
would not eliminate a plant or animal community, nor would it substantially reduce the number or 
restrict the range of a rare or endangered plant or animal.  

The proposed project would avoid impacts on nesting resident and/or migratory birds either by 
avoiding vegetation removal during the avian nesting season (February 1 through August 31) or by 
implementing Regulatory Compliance Measure BIO-1. This measure would address any impacts to 
nesting resident and/or migratory birds should it be necessary to conduct vegetation removal during 
the nesting season and nests are present.  

As discussed in Section 4.5, Cultural Resources, Response 4.5(a), the project site does not contain 
any buildings or structures that meet any of the California Register of Historical Resources criteria or 
qualify as “historical resources” as defined by CEQA. Further, according to the City of Cypress 
General Plan, there are no known archaeological resources located in Cypress. Therefore, the 
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proposed project would not cause a substantial adverse change in the significance of a historical 
resource. In addition, Mitigation Measures CUL-1 and GEO-2 have been incorporated to address the 
discovery of archaeological and paleontological resources should any be unearthed during 
construction. With the application of Mitigation Measures CUL-1 and GEO-2, potential impacts to 
previously undiscovered archaeological or paleontological resources would be reduced to less than 
significant. 

As discussed in Section 4.18, Tribal Cultural Resources, the City requested a search of the Sacred 
Lands File by the Native American Heritage Commission (NAHC) for the project site. According to 
NAHC correspondence dated September 27, 2023, no resources were noted in the database. The 
Tribe mitigation measures for review on December 4, 2023. Therefore, no tribal cultural resources 
listed or eligible for listing in the California Register or in a local register exist within the project area, 
and there are no known tribal cultural resources on the project site. Although the project site is not 
likely to contain any human remains, adherence to regulatory standards included in Regulatory 
Compliance Measure CUL-1 would reduce the impact of the proposed project on human remains to 
less than significant and addresses tribal concerns regarding the treatment of human remains. 
Additionally, Mitigation Measure TCR-1 requires tribal monitoring of ground disturbing activities and 
Mitigation Measure CUL-1, provided in Section 4.5, Cultural Resources, requires that a qualified 
archaeologist be retained to monitor ground disturbing activities and addresses treatment of non-
tribal cultural resources discovered during construction. In the unlikely event that ground-disturbing 
construction activities uncover a yet-to-be-discovered tribal cultural resource, implementation of 
Mitigation Measure TCR-1 and Mitigation Measure CUL-1 and adherence to Regulatory Compliance 
Measure CUL-1 would reduce any potential impacts to previously undiscovered tribal cultural 
resources to a less than significant level. 

For the reasons stated above, the project does not have the potential to substantially degrade the 
quality of the environment, substantially reduce the habitat of a fish or wildlife species, cause a fish 
or wildlife population to drop below self-sustaining levels, threaten to eliminate a plant or animal 
community, substantially reduce the number or restrict the range of a rare or endangered plant or 
animal, or eliminate important examples of the major periods of California history or prehistory. 
Impacts to archaeological and paleontological resources would be reduced to less than significant 
with the implementation of Mitigation Measures CUL-1 and GEO-2 and Mitigation Measure TCR-1, 
and no additional mitigation would be required. 

Mitigation Measures: Refer to Mitigation Measures CUL-1 (in Section 4.5, Cultural Resources), 
GEO-2 (in Section 4.7, Geology and Soils) and TCR-1 (in Section 4.18, Tribal Cultural Resources). 

b) Does the project have impacts that are individually limited, but cumulatively considerable? 
(“Cumulatively considerable” means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects)? 

Less Than Significant with Mitigation Incorporated. The project would be located on a previously 
developed site and would include similar uses to those existing on the project site and in the 
surrounding area. Mitigation measures have been added to ensure that impacts regarding cultural 
resources (archaeological resources) (Mitigation Measure CUL-1), geology and soils (Mitigation 
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Measures GEO--1 and GEO-2), transportation (Mitigation Measure TRA-1), and tribal cultural 
resources (Mitigation Measure TCR-1) would be less than significant.  In addition, the project would 
be required to comply with various regulations, which are outlined as regulatory compliance 
measures in this Initial Study. Adherence to the regulations described in the regulatory compliance 
measures related to biological resources (Regulatory Compliance Measure BIO-1), cultural resources 
(Regulatory Compliance Measure CUL-1), energy (Regulatory Compliance Measure EN-1), geology 
(Regulatory Compliance Measure GEO-1), hydrology and water quality (Regulatory Compliance 
Measures HYD-1 through HYD-4), public services (schools) (Regulatory Compliance Measure PS-1), 
and utilities (Regulatory Compliance Measures UTIL-1 through UTIL-3) would also ensure that 
impacts to those resource areas would be less than significant. There is no indication that the 
proposed project would have environmental impacts that could cause other facilities or projects to 
be adversely affected.  

The area is highly urbanized and, therefore, subject to mostly infill development and redevelopment 
projects. Based on the analysis contained in this Initial Study, the proposed project would not have 
cumulatively considerable impacts with implementation of project mitigation measures and 
regulatory compliance measures. Implementation of mitigation measures and regulatory 
compliance measures at the project-level would reduce the potential for the incremental effects of 
the proposed project to be considerable when viewed in connection with the effects of past 
projects, current projects, or probable future projects for all environmental parameters. 

Mitigation Measures: Refer to Mitigation Measures CUL-1 (in Section 4.5, Cultural Resources), 
GEO-1 and GEO-2 (in Section 4.7, Geology and Soils), TRA-1 (in Section 4.17, Transportation) and 
TCR-1 (in Section 4.18, Tribal Cultural Resources). 

c) Does the project have environmental effects which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

Less Than Significant with Mitigation Incorporated. Previous sections of this Initial Study reviewed 
the proposed project’s potential impacts and regulatory compliance measures and mitigation 
measures related to energy (Regulatory Compliance Measure EN-1), geology (Mitigation Measures 
GEO-1 and GEO-2 and Regulatory Compliance Measure GEO-1), hydrology and water quality 
(Regulatory Compliance Measures HYD-1 through HYD-4), public services (schools) (Regulatory 
Compliance Measure PS-1), transportation (Mitigation Measure TRA-1) and utilities (Regulatory 
Compliance Measures UTIL-1 through  UTIL-3). As concluded in the previous discussions, the 
proposed project would result in less than significant environmental impacts with adherence to 
these regulatory compliance measures and implementation of the recommended mitigation 
measures. Therefore, the proposed project would not result in environmental impacts that would 
cause substantial adverse effects on human beings. 

Mitigation Measures: Refer to Mitigation Measures GEO-1 and GEO-2 (in Section 4.7, Geology and 
Soils), and TRA-1 (in Section 4.17, Transportation).  
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5.0 RECOMMENDATION 

Based on the information and environmental analysis contained in the Initial Study/Environmental 
Checklist, we recommend that the City of Cypress prepare a Mitigated Negative Declaration for the 
5665 Plaza Drive Project. We find that the proposed project could have a significant effect on a 
number of environmental issues, but that mitigation measures have been identified that reduce 
such impacts to a less than significant level. We recommend that the second category be selected 
for the City of Cypress’ determination (see Section 3.1, Determination, in Chapter 3.0, 
Environmental Factors Potentially Affected).  

 

  Date:  February 14, 2024  
Ryan Bensley, AICP Principal  
LSA 
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6.0 MITIGATION MONITORING AND REPORTING PROGRAM 

6.1 MITIGATION MONITORING REQUIREMENTS 

California Public Resources Code (PRC) Section 21081.6, which is part of the California 
Environmental Quality Act (CEQA) statute, mandates that the following requirements shall apply to 
all reporting or mitigation monitoring programs: 

• The public agency shall adopt a reporting or monitoring program for the changes made to the 
project or conditions of project approval in order to mitigate or avoid significant effects on the 
environment. The reporting or monitoring program shall be designed to ensure compliance 
during project implementation. For those changes that have been required or incorporated into 
the project at the request of a responsible agency or a public agency having jurisdiction by law 
over natural resources affected by the project, that agency shall, if so requested by the lead 
agency or a responsible agency, prepare and submit a proposed reporting or monitoring 
program. 

• The lead agency shall specify the location and custodian of the documents or other materials 
that constitute the record of proceedings upon which its decision is based.  

• The lead agency shall provide measures to mitigate or avoid potentially significant effects on the 
environment that are fully enforceable through permit conditions, agreements, or other 
measures. Conditions of project approval may be set forth in referenced documents that 
address required mitigation measures or, in the case of the adoption of a plan, policy, 
regulation, or other project, by incorporating the mitigation measures into the plan, policy, 
regulation, or project design. 

• Prior to the close of the public review period for a draft Environmental Impact Report (EIR) or 
Mitigated Negative Declaration (MND), a responsible agency, or a public agency having 
jurisdiction over natural resources affected by the project, shall either (1) submit to the lead 
agency complete and detailed performance objectives for mitigation measures that would 
address the significant effects on the environment identified by the responsible agency or 
agency having jurisdiction over natural resources affected by the project, or (2) refer the lead 
agency to appropriate, readily available guidelines or reference documents. Any mitigation 
measures submitted to a lead agency by a responsible agency or an agency having jurisdiction 
over natural resources affected by the project shall be limited to measures that mitigate impacts 
to resources that are subject to the statutory authority of, and definitions applicable to, that 
agency. Compliance or noncompliance with that requirement by a responsible agency or agency 
having jurisdiction over natural resources affected by a project shall not limit the authority of 
the responsible agency or agency having jurisdiction over natural resources affected by a 
project, or the authority of the lead agency, to approve, condition, or deny projects as provided 
by this division or any other provision of law. 
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7.0 LIST OF PREPARERS AND PERSONS CONSULTED  

7.1 CITY OF CYPRESS 

The following individuals from the City of Cypress (City) were involved in the preparation of this 
Initial Study: 

• Alicia Velasco, Planning Director 
• Laura Vander Neut, Planner 

7.2 INITIAL STUDY PREPARERS 

The following individuals were involved in the preparation of this Initial Study. The nature of their 
involvement is summarized below. 

LSA Associates, Inc. 

The following individuals were involved in the preparation of this Initial Study: 

• Ryan Bensley, AICP, Principal / Principal in Charge 
• Matthew Wiswell, Project Manager 
• Lynnea Palecki, Assistant Planner   
• Amy Fischer, Principal/Air Quality, Noise and Global Climate Change Specialist 
• Bianca Martinez, Air Quality Specialist 
• Ken Wilhelm, Principal/Transportation 
• Debmalya Sinha, Principal/Transportation 
• JT Stephens, Principal/Noise 
• Mitchell Alexander, GIS Specialist 
• Lauren Johnson, Technical Editor 
• Chantik Virgil, Senior Word Processor 

7.3 TECHNICAL REPORT PREPARERS 

The following individuals were involved in the preparation of the technical reports in support of this 
Initial Study. The nature of their involvement is summarized below. 

PBLA Engineering, Inc. 

The following individuals were involved in the preparation of the Preliminary Water Quality 
Management Plan: GIC - Cypress (September 2023):  

• Steven Levisee, P.E. 
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G3SoilWorks, Inc. 

The following individuals were involved in the preparation of the Geotechnical Investigation and 
Report Update, Proposed 5665 Plaza Drive Project (August 25, 2023):  

• Steven Strickler, G.E., CEO/Principal Geotechnical Engineer 
• Daniel Morikawa, P.E., Director of Engineering 
• Erik Haaker, P.E., C.E.G., Senior Engineering Geologist 

Stantec Consulting Services, Inc. 

The following individuals were involved in the preparation of the Phase I Environmental Assessment 
– 5665 Plaza Drive (September 3, 2021):  

• Alicia Jansen, Associate Scientist 
• Brian Viggiano, P.G., Senior Geologist 
• Kevin Miskin, P.E., Senior Principal Engineer 

7.4 PROJECT APPLICANT 

Goodman 

The project Applicant was consulted during the preparation of this Initial Study: 

• Blair Dahl, Vice President of Entitlements & Construction, Southwest Region 
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