
95 Argonaut Residential Project
Draft Initial Study/Mitigated Negative Declaration
City of Aliso Viejo, Orange County, California

PREPARED FOR:

City of Aliso Viejo
12 Journey, Suite 100
Aliso Viejo, CA 92656
949.425.2525

Contact: So Kim, Community Development Director

PREPARED BY:

FirstCarbon Solutions
250 Commerce, Suite 210
Irvine, CA 92602
714.508.4100

Contact: Cecilia So, Project Director
Tsui Li, Project Manager

October 2, 2025



THIS PAGE INTENTIONALLY LEFT BLANK 



9 5  A R G O N A U T  R E S I D E N T I A L  P R O J E C T  
I N I T I A L  S T U D Y / M I T I G A T E D  N E G A T I V E  D E C L A R A T I O N  

 

 

FCS i i i  
Https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/4940/49400049/ISMND/49400049 Aliso Viejo 95 Argonaut Residential Project ISMND.docx 

Table of Contents 

Acronyms and Abbreviations v 

1 - Project Description 1 
1.1 - Purpose 1 
1.2 - Project Location 1 
1.3 - Environmental Setting 1 

1.3.1 - Land Use Designation and Zoning 1 
1.3.2 - Surrounding Land Uses 2 

1.4 - Proposed Project 2 
1.5 - Required Discretionary Approvals 4 
1.6 - Intended Uses of This Document 4 

2 - Environmental Checklist and Environmental Evaluation 19 
2.1 Aesthetics 20 
2.2 Agriculture and Forestry Resources 25 
2.3 Air Quality 28 
2.4 Biological Resources 45 
2.5 Cultural Resources 51 
2.6 Energy 57 
2.7 Geology and Soils 61 
2.8 Greenhouse Gas Emissions 70 
2.9 Hazards and Hazardous Materials 76 
2.10 Hydrology and Water Quality 83 
2.11 Land Use and Planning 92 
2.12 Mineral Resources 99 
2.13 Noise 101 
2.14 Population and Housing 111 
2.15 Public Services 114 
2.16 Recreation 120 
2.17 Transportation 123 
2.18 Tribal Cultural Resources 128 
2.19 Utilities and Service Systems 132 
2.20 Wildfire 141 
2.21 Mandatory Findings of Significance 145 

3 - List of Preparers 149 
 

Appendix A: Air Quality, Greenhouse Gas, and Energy Supporting Information 



9 5  A R G O N A U T  R E S I D E N T I A L  P R O J E C T  
I N I T I A L  S T U D Y / M I T I G A T E D  N E G A T I V E  D E C L A R A T I O N  

 

 

i v  FCS  
Https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/4940/49400049/ISMND/49400049 Aliso Viejo 95 Argonaut Residential Project ISMND.docx 

Appendix B: Biological Resources Supporting Information 

Appendix C: Cultural Resources Supporting Information 

Appendix D: Geotechnical Due Diligence Review 

Appendix E: Phase I Environmental Site Assessment 

Appendix F: Hydrology and Water Quality Supporting Information 

Appendix G: Noise Supporting Information 

Appendix H: Public Service Letters 

Appendix I: Transportation Supporting Information 
 

Tables 
Table 1: Unmitigated Construction—Maximum Daily Regional Emissions by Year 33 
Table 2: Maximum Daily Operational Regional Pollutants 34 
Table 3: Construction Localized Significance Screening Analysis 37 
Table 4: Operational Localized Screening Significance Analysis 39 
Table 5: Estimated Health Risks and Hazards During Project Construction 41 
Table 6: Screening Levels for Potential Odor Sources 42 
Table 7: Proposed Project Construction GHG Emissions 71 
Table 8: Operational Greenhouse Gas Emissions—Unmitigated 73 
Table 9: Project Consistency with Applicable General Plan Policies 93 
Table 10: Existing Ambient Noise Levels on the Project Site 102 
Table 11: Orange County Residential Noise Standards 104 
Table 12: Exterior Noise Standards 104 
Table 13: Multiple Dry Year Supply and Demand Comparison (AFY) 135 
Table 14: Current Projects in the Vicinity of the Proposed Project 147 

 

Exhibits 
Exhibit 1: Regional Location Map 7 
Exhibit 2: Local Vicinity Map 9 
Exhibit 3: General Plan Land Use Map 11 
Exhibit 4: Zoning Map 13 
Exhibit 5: Site Plan 15 
Exhibit 6: Landscape Plan 17 

 





9 5  A R G O N A U T  R E S I D E N T I A L  P R O J E C T  
I N I T I A L  S T U D Y / M I T I G A T E D  N E G A T I V E  D E C L A R A T I O N  

 

 

v i  FCS  
Https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/4940/49400049/ISMND/49400049 Aliso Viejo 95 Argonaut Residential Project ISMND.docx 

CNPSEI California Native Plant Society Electronic Inventory 

CO carbon monoxide 

CPHI California Points of Historical Interest 

CPTED Crime Prevention Through Environmental Design  

CREC Controlled Recognized Environmental Conditions 

CRHR California Register of Historical Resources 

CUSD Capistrano Unified School District 

CVC California Vehicle Code 

cy cubic yard 

DAMP Drainage Area Management Plan 

dB decibels 

dBA A-weighted decibel 

DPM diesel particulate matter 

DPR California Department of Parks and Recreation 

DTSC California Department of Toxic Substance Control 

EMFAC Emission Factors mobile source emissions model 

EOP Emergency Operations Plan 

EPA Environmental Protection Agency 

EV electric vehicle 

EVSE electric vehicle supply equipment  

FCS FirstCarbon Solutions 

FEMA Federal Emergency Management Agency 

FGC Fish and Game Code 

FHSZ Fire Hazard Severity Zone 

FMMP Farmland Mapping and Monitoring Program  

FTA Federal Transit Administration 

GAMAQI Guidance for Assessing and Mitigating Air Quality Impacts 

GHG Greenhouse Gas 

GPA General Plan Amendment 

GPCD gallons per capita per day 

GPD gallons per day 

HARP2 Hotspots Analysis and Reporting Program  

HCP Habitat Conservation Plan 

HDR High Density Residential 

HQTA High-quality Transit Area 

HRA Health Risk Assessment 



9 5  A R G O N A U T  R E S I D E N T I A L  P R O J E C T  
I N I T I A L  S T U D Y / M I T I G A T E D  N E G A T I V E  D E C L A R A T I O N  

 

 

FCS v i i  
Https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/4940/49400049/ISMND/49400049 Aliso Viejo 95 Argonaut Residential Project ISMND.docx 

HREC Historical Recognized Environmental Condition 

HVAC heating, ventilation, and air conditioning 

iDigBio Integrated Digitized Biocollections 

in/sec inch per second 

IPaC Information for Planning and Consultation 

IS/MND Initial Study/Mitigated Negative Declaration 

kWh kilowatt hours  

LAFCo Local Agency Formation Commission 

lbs pounds 

Ldn day/night sound level 

Leq equivalent continuous sound level 

LID low impact development 

Lmax maximum instantaneous noise level 

LOS Level of Service 

LST localized significance threshold 

MBTA Migratory Bird Treaty Act 

MEIR maximally exposed individual receptor 

MEIW  Maximally Exposed Individual Worker 

MEP Maximum Extent Practicable 

MLD Most Likely Descendant 

MM Mitigation Measure 

MNWD Moulton Niguel Water District 

mph miles per hour 

MS4 Municipal Separate Storm Sewer System 

MT CO2e metric tons carbon dioxide equivalent  

MWD Metropolitan Water District 

MWDOC Municipal Water District of Orange County 

MWS modular wetland systems 

NAHC Native American Heritage Commission 

NCCP Natural Community Conservation Plan 

NFHL National Flood Hazard Layer 

NHM Natural History Museum of Los Angeles County 

NOx nitrogen oxides 

NPDES National Pollutant Discharge Elimination System 

NRCS Natural Resources Conservation Service 

NRHP National Register of Historic Places 



9 5  A R G O N A U T  R E S I D E N T I A L  P R O J E C T  
I N I T I A L  S T U D Y / M I T I G A T E D  N E G A T I V E  D E C L A R A T I O N  

 

 

v i i i  FCS  
Https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/4940/49400049/ISMND/49400049 Aliso Viejo 95 Argonaut Residential Project ISMND.docx 

OCFA Orange County Fire Authority 

OCSD Orange County Sheriff’s Department  

OCTA Orange County Transportation Authority 

OEHHA California Office of Environmental Health Hazard Assessment  

PM10 particulate matter less than 10 microns in diameter 

PM2.5 particulate matter less than 2.5 microns in diameter 

PPV peak particle velocity 

PRC California Public Resources Code 

PRIMP Paleontological Resources Impact Mitigation Program  

PV photovoltaic  

PWQMP Preliminary Water Quality Management Plan 

RCP reinforced concrete pipe 

RCRA Resource Conservation and Recovery Act 

REC Recognized Environmental Condition 

RHNA Regional Housing Needs Assessment 

RWQCB Regional Water Quality Control Board 

SA Geo SA Geotechnical, Inc.  

SB Senate Bill 

SCAG Southern California Association of Governments 

SoCAB South Coast Air Basin 

SCAQMD South Coast Air Quality Management District 

SCE Southern California Edison Company 

SCCIC South Central Coastal Information Center 

SEMS Standardized Emergency Management System 

SLF Sacred Lands File 

SoCalGas Southern California Gas Company 

SOCWA South Orange County Wastewater Authority 

SO2 sulfur dioxide 

SOx sulfur oxides 

SRA State Responsibility Area 

SRRE Source Reduction and Recycling Element 

State Water Board State Water Resources Control Board  

SVP Society of Vertebrate Paleontology 

SWIS Solid Waste Information System 

SWMP Storm Water Management Plan 

SWP State Water Project 



9 5  A R G O N A U T  R E S I D E N T I A L  P R O J E C T  
I N I T I A L  S T U D Y / M I T I G A T E D  N E G A T I V E  D E C L A R A T I O N  

 

 

FCS i x  
Https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/4940/49400049/ISMND/49400049 Aliso Viejo 95 Argonaut Residential Project ISMND.docx 

SWPPP Storm Water Pollution Prevention Plan 

TCR Tribal Cultural Resources 

The Nat San Diego Natural History Museum 

TAC toxic air contaminants 

TK Transitional Kindergarten 

TPA Transit Priority Area 

TTM Tentative Tract Map 

UCMP University of California Museum of Paleontology 

USACE United States Army Corps of Engineers 

USDA United States Department of Agriculture 

USFWS United States Fish and Wildlife Service 

USGS United States Geological Survey  

UST underground storage tank 

UWMP Urban Water Management Plan 

VHFHSZ Very High Fire Hazard Severity Zone 

VMT Vehicle Miles Traveled 

VOC volatile organic compounds 

WEAP Worker Environmental Awareness Program 

WQMP Water Quality Management Plan  

WSS Web Soil Survey 

 



THIS PAGE INTENTIONALLY LEFT BLANK 



95 Argonaut Residential Project  
Initial Study/Mitigated Negative Declaration  

 

FCS 1  
Https://adecinnovations.sharepoint.com/sites/PublicationsSite/Shared Documents/Publications/Client (PN-JN)/4940/49400049/ISMND/49400049 Aliso Viejo 95 Argonaut Residential Project ISMND.docx 

1 -  PROJECT DESCRIPTION 

1.1 - Purpose 
The purpose of this Draft Initial Study/Mitigated Negative Declaration (Draft IS/MND) is to identify any 
potential environmental impacts that would result from implementation of the 95 Argonaut Residential 
Project (proposed project) in the City of Aliso Viejo (City), in Orange County (County), California. 
Pursuant to California Environmental Quality Act (CEQA) Guidelines Section 15367, the City has 
discretionary authority over the proposed project and is the Lead Agency in the preparation of this 
Draft IS/MND and any additional environmental documentation required for the proposed project.  

The remainder of this section provides a brief description of the project location and the primary 
project characteristics. Section 2 includes an environmental checklist that provides an overview of the 
potential impacts that may result from project implementation, elaborates on the information 
contained in the environmental checklist, and provides justification for each checklist response. 
Feasible mitigation measures are analyzed to reduce all impacts to below a level of significance. 
Section 3 contains the List of Preparers. 

1.2 - Project Location 
The project site is located at 95 Argonaut, in the City of Aliso Viejo, in Orange County, California 
(Exhibit 1). The approximately 2.83-acre project site consists of one parcel (Assessor’s Parcel 
Number [APN] 623-091-01). As shown in Exhibit 1, the project site is in the northern portion of the 
City. Regional access to the project site is from Interstate 5 (I-5) via the El Toro Road exit and from 
State Route (SR) 73 via the Glenwood Drive exit. 

1.3 - Environmental Setting 

1.3.1 - Land Use Designation and Zoning 
The project site is currently developed with an office building and a paved surface parking lot 
surrounding the building (Exhibit 2). The office building is approximately 24,879 square feet and 37 
feet tall and is currently occupied by one tenant for general office uses. The project site is flat, and 
vehicular access is currently provided from a driveway along the southern boundary of the site. 

The City of Aliso Viejo General Plan (General Plan) designates the project site as Business Park 
(Exhibit 3).1 The proposed project applicant requests a General Plan Amendment (GPA) to change 
the General Plan land use designation from Business Park to High Density Residential (HDR). The 

 
1  City of Aliso Viejo. 2004. City of Aliso Viejo General Plan, Land Use Element, Land Use Policy Map, Figure LU-1. 

Website: http://avcity.org/DocumentCenter/View/397/Land-Use-Policy-Map-PDF. Accessed December 6, 2024. 
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HDR land use designation is intended to provide residential development with a density between 18 
and 30 dwelling units per gross acre, with an average density of 20 units per gross acre.2  

The project site is currently zoned Business Park-2 (Exhibit 4). The proposed project applicant 
requests a rezone to change the zoning designation from Business Park-2 to RH Residential–High 
Density District. The RH Residential–High Density zoning district is intended to provide for the 
development and preservation of high-density neighborhoods consisting of attached and multiple 
dwelling units such as townhomes, apartments, condominiums, and senior housing. The required 
minimum lot size is 5,000 square feet and the maximum density allowed is 30 dwelling units per gross 
acre.3  

1.3.2 - Surrounding Land Uses 
North Land designated Very High Density Residential, Glenwood Drive, single-family homes and 
townhomes  

South Land designated Business Park, Argonaut, office buildings 

East Land designated Community Facilities, Moulton Niguel Water District (MNWD) water storage 
facility 

West Land designated Business Park, Argonaut, office buildings 

1.4 - Proposed Project  
MLC Holdings, LLC (applicant) proposes to demolish the existing approximately 48,000-square-foot 
2-story office building, the existing parking lot, and landscaping and develop a new residential infill 
community consisting of a total of up to 61 3-story townhomes between eight buildings. The 
townhomes would range in size from approximately 1,210 to 1,765 square feet and would offer an 
array of two-, three-, and four-bedroom units (Exhibit 5). The townhomes would be a maximum height 
of 38 feet and would have a total building site area of 123,275 square feet. 

The proposed project would include private roadways and parking, pedestrian walkways, 
landscaping, and a recreational amenity area. The proposed project’s density would be 21.6 dwelling 
units per acre (du/acre), which would comply with the maximum density allowed by the HDR land use 
designation (30 du/acre). The proposed project would also include 5 percent deed restricted 
affordable homes (three very-low-income homes), and the applicant seeks certain concessions and 
waivers pursuant the State’s Density Bonus Law, including reduced parking, reduced setbacks, and 
increased retaining wall heights.  

 
2  City of Aliso Viejo. 2004. City of Aliso Viejo General Plan, Land Use Element. Website: 

https://avcity.org/DocumentCenter/View/391/Land-Use-Element-PDF. Accessed December 6, 2024. 
3  City of Aliso Viejo. 2024. City of Aliso Viejo Municipal Code. Website: 

https://www.codepublishing.com/CA/AlisoViejo/#!/AlisoViejo15/AlisoViejo1510.html#15.10. Accessed December 6, 2024. 
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Townhomes would have a Spanish Eclectic architectural style which includes Spanish characteristics 
such as covered arched entry ways, window shutters, covered balconies and gable roof accents. 
These architectural details emulate the adjacent residential community to the north. Three different 
building types, a 6-plex, a 7-plex, and an 8-plex building, each include their own color scheme to 
create variety within the community. The color schemes include terracotta colored roof tiles, with trim 
accents of an earth tone palette such as browns, reds, and blues.  

Parking and Circulation 

Vehicles would access the project site via a proposed driveway at the south of the project site along 
Argonaut. An internal private roadway system would provide two-way access to each unit’s parking 
garage as well as to guest parking spaces that would be distributed throughout the site. The 
proposed project has been designed such that emergency service providers would be able to access 
the site from any of the public streets or the drive aisles, with a minimum of 150 feet of hose pull to 
cover the entirety of each building. Pedestrians would circulate within the site via proposed internal 
pedestrian walkways and sidewalks. 

Pursuant to the concessions being sought through the State Density Bonus Law, the proposed project 
has been designed to meet the Reduced Parking Ratios set forth in Municipal Code Section 
15.38.120. The proposed project would have 155 on-site parking spaces, consisting of 122 spaces 
within garages (2 per unit) and 26 guest spaces. The proposed parking spaces would exceed the 
parking ratio requirement of 115.5 total parking spaces in accordance with the State Density Bonus 
Law.  

Open Space and Landscaping 

The Municipal Code requires open space equal to 25 percent of the total site area (30,819 square 
feet).4 The proposed project would provide 40,259.9 square feet of open space area. The proposed 
project would be required to include a minimum 25 percent of the total site area of open space 
(30,819 square feet). The proposed project would exceed the required minimum amount of open 
space. The proposed project would include 5,587.4 square feet of usable open space and 34,672.5 
square feet of other type of open space. Additionally, the proposed project design includes amenities 
such as decorative walkways, gathering spaces with electric barbeques, open lawn area for free-play, 
and a tot lot (Exhibit 6). The proposed project would include landscaping derived from the City’s 
Landscape Plant Palette for low water plants.  

Infrastructure and Utilities 

Water service is currently provided by MNWD. The proposed project would connect to an existing 10-
inch domestic water line within Argonaut and would extend one existing 8-inch line into the site 
through the internal drive aisles. An existing 6-inch domestic water line would be capped.  

 
4  The project site is 2.83 acres in size (123,274 square feet). Twenty-five percent of the total site is therefore 30,819 

square feet. 
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Wastewater is collected via the MNWD’s wastewater collection system and is sent to the Regional 
Treatment Plant operated by the South Orange County Wastewater Authority (SOCWA). The 
proposed project would include the installation of an 8-inch system within the project site that would 
connect to an existing 8-inch sewer line in Argonaut.  

The proposed project would passively treat stormwater via an on-site underground modular wetland 
system (MWS). Stormwater would flow from the underground MWS through a proposed 18-inch 
private storm drain pipe to a proposed 18-inch public storm drain pipe before it enters the municipal 
storm drain within Argonaut.  

Additionally, the proposed project would include a total of three new fire hydrants on the eastern, 
western, and southern portions of the project site and would connect to existing water lines. 

Construction 

The applicant anticipates that construction of the proposed project would begin in Quarter 1 of 2026, 
with the community opening for sales in Quarter 3 of 2027; construction is estimated to be completed 
at the end of Quarter 4 of 2027. It is anticipated that project construction would require 16,500 cubic 
yards (cy) of cut and 14,100 cy of fill, with 2,400 cy of export soil.  

1.5 - Required Discretionary Approvals 
As mentioned previously, the City of Aliso Viejo has discretionary authority over the proposed project 
and is the CEQA Lead Agency for the preparation of this Draft IS/MND. In order to implement the 
proposed project, the applicant would need to secure the following permits/approvals:  

¶¶ General Plan Amendment to change the land use designation from Business Park to HDR 
(density of up to 30 du/acre). 

¶ Rezone to change the zoning from Business Park-2 to RH Residential–High Density zone 
(density of up to 30 du/acre). 

¶ Waiver of local standards pursuant to State Density Bonus Law to allow for reduced 
parking and concessions and waivers for setbacks and retaining wall height. 

¶ Tentative Tract Map (TTM) for construction of up to 61 for-sale residential townhomes. 

¶ Site Development Permit for building construction.  
 

1.6 - Intended Uses of This Document 
This Draft IS/MND has been prepared to determine the appropriate scope and level of detail required 
in completing the environmental analysis for the proposed project. This document will also serve as a 
basis for soliciting comments and input from members of the public and public agencies regarding the 
proposed project.  
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The Draft IS/MND will be circulated for a minimum of 20 days, during which comments concerning the 
analysis contained in the Draft IS/MND should be sent to: 

So Kim, Community Development Director 
City of Aliso Viejo Planning Services 
12 Journey, Suite 100 
Aliso Viejo, CA 92656 
Phone: 949.497.2527 
Email: SKim@avcity.org 
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Local Vicinity Map

Source: ESRI World Imagery. County of Orange.
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Exhibit 3
General Plan Land Use Map

Source: ESRI World Imagery. City of Aliso Viejo.
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