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1.0 INTRODUCTION 
 
In accordance with the California Environmental Quality Act Guidelines (CEQA Guidelines) Section 
15088, the City of Lake Forest, as the lead agency, has evaluated the comments received on the 
Serrano Summit Area Plan 2009-01 and Tentative Tract Map No. 17331 Draft Environmental 
Impact Report (Draft EIR).  
 
The Draft EIR for the proposed Serrano Summit Area Plan 2009-01 and Tentative Tract Map No. 
17331 (herein referenced as the project) was distributed to potential responsible and trustee agencies, 
interested groups, and organizations.  The Draft EIR was made available for public review and 
comment for a period of 45 days.  The public review period for the DEIR established by the CEQA 
Guidelines commenced on August 10, 2011 and ended September 23, 2011.  A scoping meeting for 
the EIR was held on May 18, 2011 at City Hall (located at 25550 Commercentre Drive, Suite 100, 
Lake Forest) in order to gather information on concerns and issues that the general public may have 
regarding the project and the EIR.  
 
The Final EIR consists of this section as well as the following two components: 
 
 Section 2 – Responses to Comments on the Draft EIR  
 Section 3 – Errata 
 Section 4 – Mitigation Monitoring and Reporting Program   

 
Because of its length, the text of the Draft EIR is not included with this document; however, it is 
included by reference in this Final EIR.  None of the corrections or clarifications to the Draft EIR 
identified in this document constitutes “significant new information” pursuant to Section 15088.5 of 
the CEQA Guidelines.  As a result, a recirculation of the Draft EIR is not required. 
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2.0 RESPONSE TO COMMENTS 
 
In accordance with the California Environmental Quality Act Guidelines (CEQA Guidelines) Section 
15088, the City of Lake Forest, as the lead agency, evaluated the written comments received on the 
Draft EIR (State Clearinghouse No. 2011051009) for the Serrano Summit Area Plan 2009-01 and 
Tentative Tract Map No. 17331 (herein referenced as the project) and has prepared the following 
responses to the comments received.  This Response to Comments document becomes part of the 
Final EIR for the project in accordance with CEQA Guidelines Section 15132. 
 
A list of public agencies, organizations, and individuals that provided comments on the Draft EIR is 
presented below.  Each comment has been assigned a letter number.  Individual comments within 
each communication have been numbered so comments can be crossed-referenced with responses. 
Following this list, the text of the communication is reprinted and followed by the corresponding 
response. 
 
Commenter  Letter Number 
 
Agencies/Organizations 
 
State Clearinghouse – Scott Morgan, Director (dated September 26, 2011) 1 
California Department of Transportation – Christopher Herre (dated September 2, 2011) 2 
Orange County Fire Authority – Michele Hernandez (dated August 15, 2011) 3 
California Cultural Resource Preservation Alliance, Inc. – Patricia Martz (dated August 30, 2011) 4 
City of Irvine Community Development Department – David Law (dated September 7, 2011) 5 
California Department of Toxic Substances Control – Al Shami (dated September 20, 2011) 6 
South Coast Air Quality Management District – Ian MacMillan (dated September 22, 2011) 7 
Regional Water Quality Control Board – Mark G. Adelson (dated September 23, 2011)  8 
Orange County Public Works – Mark Balsamo (dated October 5, 2010) 9 
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1. RESPONSES TO COMMENTS FROM STATE OF CALIFORNIA OFFICE OF 
PLANNING AND RESEARCH, STATE CLEARINGHOUSE, SEPTEMBER 26, 
2011. 

 
1-1 This comment indicates that the State Clearinghouse submitted the Draft EIR to selected 

State agencies for review and that the comment period for the Draft EIR concluded on 
September 23, 2011.  The comment indicates that the lead agency complied with the review 
requirements for draft environmental documents pursuant to CEQA.  As such, the letter 
does not provide specific comments regarding information presented in the Draft EIR, and 
no response is required.   
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2. RESPONSES TO COMMENTS FROM STATE OF CALIFORNIA 
DEPARTMENT OF TRANSPORTATION, SEPTEMBER 2, 2011. 

 
2-1 Comment noted.  Refer to Response to Comments 2-2 through 2-13.  Additionally, refer to 

Section 1.0, Introduction and Purpose, of the Draft EIR, Subsection 1.4, EIR Scoping Process, 
which identifies the responses to the Caltrans comment letter dated June 11, 2011.  
Specifically, pages 1-6 and 1-7 of the Draft EIR annotates the comments noted in Caltrans 
June 11, 2011 letter and points the reader to where the comment has been responded to in 
the Draft EIR (i.e., directing the reader to Appendix G, Traffic Study of Appendix 12.1 or to 
specific subsections of Section 8.13, Transportation/Traffic). 

 
2-2 Draft EIR Appendix 12.1, Initial Study and Notice of Preparation, contains Appendix G, Traffic 

Study.  Within Appendix G is the Draft Lake Forest Serrano Summit (IRWD Site) Traffic Study, 
prepared by Austin-Foust Associates, Inc., dated April 8, 2010, followed by the Lake Forest 
Serrano Summit All-Residential Project Alternative Analysis, prepared by Austin-Foust Associates, 
Inc., dated April 13, 2011.  Therefore, the latest version of the Traffic Study has been 
included in the Draft EIR; refer to Appendix G of Appendix 12.1.   

 
2-3 As stated in Draft EIR Section 1.0, Introduction and Purpose, the Draft EIR tiers off of the 

Opportunities Study Area Program EIR (OSA PEIR).  Under CEQA, the OSA PEIR is 
considered a first tier document and this Draft EIR for the proposed project is considered a 
second tier document.  While a second tier analysis can rely on a first tier analysis, it has the 
obligation to discuss any changed circumstances or new information that might alter the first 
tier analysis.  Accordingly, the Draft EIR focuses its analysis on the changes to the project or 
the surrounding circumstances that may have occurred since the City certified the OSA 
PEIR.   

 
The proposed project is within the average daily trip (ADT) limit set forth in the OSA PEIR.  
Therefore, the Draft EIR did not include an analysis of Interstate 5 (I-5) or Interstate 405 (I-
405) as circumstances would remain the same since the City certified the OSA PEIR.  As 
stated on Page 8-89 and 8-90 of the Draft EIR, the OSA PEIR concluded that the OSA 
(inclusive of the proposed project) and cumulative development would cause five segments 
(I-5 north of El Toro Road [a.m. and p.m. peak hour], I-5 north of Alicia Parkway [a.m. and 
p.m. peak hour], and SR-241 north of Los Alisos Boulevard [a.m. peak hour] to operate 
below standards.  However, no freeway mainline segments are forecast to be significantly 
impacted by the OSA (inclusive of the proposed project) under the year 2030 conditions 
compared to the 2030 General Plan Scenario.1  Thus, the OSA PEIR concluded that a less 
than significant impact would result in this regard.  As the proposed project is consistent with 
that analyzed under the OSA PEIR, impacts to freeway mainlines are less than significant, 
and are not required to be further analyzed as part of the Draft EIR.  

 
 Additionally, the study area considered in the Traffic Studies (Appendix G of Appendix 12.1) 

was determined by where an intersection location was no longer deficient (i.e., Level of 
Service [LOS] “D” or better).  The difference in the proposed condition intersection capacity 
utilization (ICU) value compared to the no project (for surrounding intersections, including 

                                                
1  Refer to page 3.14-54, Table 3.14-17, 2030 Proposed Project Freeway/Tollway Mainline LOS Summary, of the OSA 

PEIR. 
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those at I-5 or I-405) is 0.02 or less.  Thus, as these intersections would operate at a LOS D 
or better, these intersections were not included within the project’s analysis.   

    
2-4 The Draft EIR tiers off of the OSA PEIR, as discussed above.  The proposed project is 

within the ADT limit set forth in the OSA PEIR.  Therefore, the Draft EIR did not include 
an analysis of I-5 or I-405 ramp intersections as circumstances would remain unchanged since 
the City’s certification of the OSA PEIR.  As stated on Page 8-89 and 8-90 of the Draft EIR, 
the OSA PEIR concluded that, based on the peak-hour ramp performance criteria and 
impact thresholds, no freeway ramps are forecast to be significantly impacted by the OSA 
(inclusive of the proposed project) when compared to either existing conditions or to the 
General Plan Scenario.2  Given that the proposed project is consistent with that analyzed 
under the OSA PEIR, impacts in this regard are less than significant. 

  
2-5 Refer to Response to Comments 2-3 and 2-4.  Year 2030 with-project A.M. and P.M. peak-

hour ramp volumes and volume to capacity (V/C) ratios were summarized in Table 3.14-16, 
2030 Proposed Project Freeway/Tollway Ramp LOS Summary, of the OSA PEIR.  Based on 
the peak-hour ramp performance criteria and impact thresholds discussed within the OSA 
PEIR, no freeway ramps or queuing are forecast to be significantly impacted by the 
development envisioned under the Opportunities Study Area based on year 2030 conditions 
when compared to either existing conditions or to the General Plan Scenario.  In fact, 
implementation of the Opportunities Study Area (of which the Serrano Summit Project is a 
component of) would eliminate impacts to five ramps which would occur under the 2030 
General Plan Scenario.  

 
2-6 Bicycle and pedestrian modes of transportation would be expanded inherently with project 

implementation.  The project would be considered infill, and upon implementation would 
provide for pedestrian (sidewalks, parkways, and paseos) and bicycle connections to uses to 
the north of the site near Commercentre Drive and to the existing Serrano Creek Trail to the 
east (refer to Serrano Summit Area Plan Exhibit 4-2, Master Plan of Parks, Trails & Open Space).  
Bicycle usage is permitted on all public and private streets, upon implementation of Tentative 
Tract Map No. 17331.     

 
2-7 Comment noted.  Refer to Response to Comment 2-6 regarding proposed bicycle and 

pedestrian modes of transportation.  
 
2-8 The Traffic Impact Analyses contained in Appendix G of Appendix 12.1 utilizes the buildout 

year of 2030 for consistency purposes with the OSA PEIR in which the project was originally 
analyzed and of which this environmental document is tiering from.  Additionally, 2030 was 
originally utilized as this is the City’s General Plan buildout year, and 2030 is the latest year of 
available model data at this time for a future timeframe year.   

 
2-9 Refer to Response to Comments 2-2 through 2-4.  
 

                                                
2  Refer to page 3.14-53, Table 3.14-16, 2030 Proposed Project Freeway/Tollway Ramp LOS Summary, of the OSA 

PEIR. 
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2-10 The OSA PEIR, which the project tiers from, includes a discussion of the Lake Forest Traffic 
Mitigation (LFTM) Program.  The LFTM Program is a set of citywide transportation 
improvements designed to maintain adequate levels of service on the City’s arterial street 
system.  According to OSA PEIR page 3.14-25, the OSA included the adoption of the LFTM 
Program.  Therefore, as the proposed project is consistent with the OSA, it is also consistent 
with the LFTM Program.  The LFTM Program does not include highways.  However, as the 
proposed project is not forecast to adversely impact the State highway system, no fair share 
contribution can be established. 

   
2-11 Comment noted.  Refer to Response to Comment 2-10. 
 
2-12 Comment noted.  Refer to Response to Comment 2-10. 
 
2-13 Comment noted.  The Draft EIR tiers from the OSA PEIR.  The methodology utilized in the 

OSA PEIR (included on OSA PEIR page 3.14-21) applies to the proposed project, as the 
proposed project was included within the OSA PEIR.  Thus, project impacts at the freeway 
ramps and mainlines were previously analyzed as part of the OSA PEIR.   
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3. RESPONSES TO COMMENTS FROM ORANGE COUNTY FIRE AUTHORITY, 
AUGUST 15, 2011. 

 
3-1 The Commenter states that all standard Orange County Fire Authority (OCFA) conditions 

with regards to development will be applied to the project during the plan check process.  
This comment is noted.  No further response is required.   
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4. RESPONSES TO COMMENTS FROM CALIFORNIA CULTURAL RESOURCE 
PRESERVATION ALLIANCE, INC., AUGUST 30, 2011. 

 
4-1 As discussed on page 8-20, 1st paragraph, of the Draft EIR, a Sacred Lands File (SLF) search 

was conducted by the Native American Heritage Commission (NAHC), in response to the 
IS/NOP.  The SLF search concluded that Native American cultural resources were not 
identified within the project’s area of potential effects (APE).  However, there are Native 
American cultural resources in close proximity to the APE.  Any archaeological resources 
discovered at the project site could potentially be considered a unique archaeological 
resource.  It should be noted that approximately ¾ the project site consists of previously 
disturbed land, by the existing IRWD facility, the now-vacant administration building and 
grounds, and now-fallowed land from historical on-site agricultural operations.  The 
remaining areas currently consist of an unnamed ephemeral drainage and an associated 
tributary, associated riparian vegetation, and multiple areas of coastal sage scrub which serve 
as habitat for the California gnatcatcher.  It would not be possible for the City to conduct the 
type of archeological surveys requested by commenter at this time due to the potential 
presence of sensitive wildlife species and regulatory permitting requirements associated with 
the on-site stream.  Additionally, it is possible that several years could lapse before grading 
activities are actually pursued and undertaken on this site.  The intent of the Mitigation 
Measure CUL-1 is to enforce site surveys prior to site grading, but after implementation of 
biological surveys and regulatory permitting approvals, with the overall goal of avoiding 
unnecessary disturbance to the site as much as possible.  

 
Implementation of the recommended Mitigation Measure CUL-1 would require (prior to 
issuance of a grading permit) a qualified archaeologist to be retained to provide professional 
archaeological services.  The archaeologist would be required to identify and evaluate whether 
or not any resources on-site are potentially historical resources or unique archaeological 
resources under CEQA.  If, before grading, any portions of the property subject to the 
grading permit have been identified as sites, which may have such resources present and may 
be impacted by development, the archaeologist would be required to conduct a site survey 
and records search and such further examination as may be needed to assess the significance 
of the resources.  If the archaeological resource is determined to be a unique archaeological 
resource, options for avoidance or preservation in place would be required to be evaluated 
and implemented, if feasible.  In the event that avoidance or preservation in place is infeasible 
and the archaeologist determines that the potential for significant impacts to such resources 
exists, a data recovery program would be expeditiously conducted.  The archaeologist also 
would conduct on-site archaeological monitoring for the grading operation.  Should historical 
resources or unique archaeological resources be discovered during the grading operation, 
grading activities would be required to be modified to allow expeditious and proper analysis 
and/or salvage of the resources.   
 
With implementation of the recommended Mitigation Measure CUL-1 development of the 
project site would not result in a substantial adverse change in the significance of an 
archaeological resource.  As concluded in the Draft EIR, impacts would be reduced to a less 
than significant level. 
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4-2 As discussed in Response to Comment 4-1, implementation of the recommended Mitigation 
Measure CUL-1 would result in identification and evaluation of potential on-site resources 
prior to issuance of a grading permit.  If any potential sites are identified, additional site 
survey and records search may be needed to assess the significance of the resources.  Further, 
if the archaeological resource, if identified, is determined to be a unique archaeological 
resource, options for avoidance or preservation in place would be required to be evaluated 
and implemented, if feasible.  The City of Lake Forest is committed to consulting the CCRPA 
on any cultural resources identified on the site.  In the event that avoidance or preservation in 
place is infeasible and the archaeologist determines that the potential for significant impacts 
to such resources exists, a data recovery program would be expeditiously conducted.   

 
4-3 The project is not subject to the requirements of Section 106 of the National Historic 

Preservation Act.  It is understood that the intent of the cultural resources analysis, as 
required by CEQA, is to minimize and/or avoid, to the extent feasible, any potentially 
significant impacts to an archaeological resource.  Thus, as discussed in Response to 
Comments 4-1 and 4-2, the recommended Mitigation Measure CUL-1 would require the 
qualified archaeologist to identify and evaluate potential resources prior to grading activities.  
Additionally, the qualified archaeologist would be required to conduct archaeological 
monitoring on-site during grading activities.  In the event that the proposed site disturbance 
activities encounter unknown archeological resources, grading activities would be required to 
be modified to allow expeditious and proper analysis and/or salvage of the resources.   

 
Mitigation Measures CUL-2 through CUL-4 would require the qualified archaeologist to 
prepare monthly progress reports to be filed with the site developer(s) and the City of Lake 
Forest.  Artifacts recovered would be required to be prepared, identified, and cataloged 
before donation to the accredited repository designated by the City of Lake Forest.  State of 
California Guidelines for the Curation of Archaeological Collections would be consulted 
regarding the treatment of recovered artifacts.  Any artifacts determined to be insignificant 
would be offered to local schools for use in educational programs.  The qualified 
archaeologist would be required to prepare a final report to be filed with the site developer(s), 
the City of Lake Forest, and the South Central Coastal Information Center.  The report 
would include a list of specimens recovered, documentation of each locality, interpretation of 
artifacts recovered, and would include all specialists’ reports as appendices.   

 
Implementation of the recommended Mitigation Measure CUL-1 would ensure that 
avoidance or preservation in place of any historical resources or unique archaeological 
resources, if present, are considered prior to grading activities.  However, in the event that 
unknown archeological resources are encountered during grading activities, the site grading 
would be modified to allow expeditious and proper analysis and/or salvage of the resources.  
Mitigation Measures CUl-2 through CUL-4 would further ensure that any resources 
discovered would be properly documented with the appropriate agencies.  Thus, as concluded 
in the Draft EIR, implementation of the recommended Mitigation Measures CUL-1 through 
CUL-4 would reduce potential impacts to archeological resources to less than significant 
levels.   
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4-4 Mitigation Measure CUL-1 (Source:  OSA PEIR Mitigation Measure MM 3.5-1) is phrased to 
be consistent with CEQA Public Resources Code (PRC) Section 21083.2 regarding the 
treatment of a unique archeological resource.  A unique archeological resource is defined in 
PRC Section 21083.2(g) as follows: 

 
(g) As used in this section, “unique archaeological resource” means an archaeological 

artifact, object, or site about which it can be clearly demonstrated that, without merely 
adding to the current body of knowledge, there is a high probability that it meets any 
of the following criteria: 

 
(1) Contains information needed to answer important scientific research 

questions and that there is a demonstrable public interest in that information. 
 
(2) Has a special and particular quality such as being the oldest of its type or the 

best available example of its type. 
 
(3) Is directly associated with a scientifically recognized important prehistoric or 

historic event or person. 
 

(4) As used in this section, “nonunique archaeological resource” means an 
archaeological artifact, object, or site which does not meet the criteria in 
subdivision (g).  A nonunique archaeological resource need be given no 
further consideration, other than the simple recording of its existence by the 
lead agency if it so elects.   

 
The definitional threshold for a unique archeological resource is thus a lower definitional 
threshold than the requirements for listing in the California Register, as is clear from the 
wording of CEQA Guidelines Section 15064.2(c)(3).  The recommended mitigation measures 
would also therefore apply to archeological resources eligible for listing in the California 
Register.  It is expected that as part of the evaluation of any site and the determination of the 
appropriate treatment for any resources contained therein the archeologist would make the 
determination as to whether the resource, if present, is California Register eligible, a unique 
archeological resource, or neither.   
 
Refer to Response to Comment 4-1 regarding avoidance or preservation in place prior to 
mitigation during construction.  Refer to Response to Comment 4-3 regarding the 
applicability of the National Environmental Protection Act (via Section 106 of the National 
Historic Preservation Act) to the project, respectively.   
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5. RESPONSES TO COMMENTS FROM CITY OF IRVINE, SEPTEMBER 7, 2011. 
 
5-1 This comment is acknowledged.  It is understood that coordination should occur between the 

cities of Lake Forest and Irvine regarding traffic improvements and the use of North Irvine 
Transportation Mitigation Program (NITMP) funds.  No environmental issues are raised by 
the Commenter, so no further response is necessary. 
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6. RESPONSES TO COMMENTS FROM STATE OF CALIFORNIA 
DEPARTMENT OF TOXIC SUBSTANCES CONTROL, SEPTEMBER 20, 2011. 

 
6-1 The Phase I Environmental Site Assessment (Phase I ESA), prepared by Leighton and Associates, 

Inc., dated April 23, 2008, for the project site (Appendix D, Phase I Environmental Site 
Assessment, of Appendix 12.1, Initial Study and Notice of Preparation, of the Draft EIR), included 
a regulatory database search.  The regulatory database search was conducted by 
Environmental Database Resources, Inc. (EDR) and included, but was not limited to, a 
review of the databases noted by the Commenter: 
 
 National Priorities List; 
 EnviroStor; 
 Resource Conservation and Recovery Information System; 
 Comprehensive Environmental Response Compensation and Liability Information 

System; 
 Solid Waste Information System; 
 GeoTracker; 
 Local Counties and Cities applicable regulatory databases; and 
 United States Army Corps of Engineers Formerly Used Defense Sites. 

 
As the Draft EIR provided the data requested by the Department of Toxic Substances 
Control (DTSC), no further response is required.   

 
6-2 As discussed in Section 8.5(b) of the Draft EIR, existing on-site structures may include 

hazardous materials (i.e., asbestos-containing materials and/or lead-based paints) and 
historical on-site agricultural activities could have resulted in the contamination of soils on-
site.  Implementation of the recommended Mitigation Measures HAZ-1 through HAZ-3 
would initiate any required investigation and/or remediation for these potential hazardous 
materials.   

 
HAZ-1  Prior to demolition activities, an asbestos survey shall be conducted by a 

qualified environmental professional to determine the presence or absence of 
asbestos.  If present, asbestos removal shall be performed by a State-certified 
asbestos containment contractor in accordance with the Toxic Substance 
Control Act (TSCA), (15 U.S.C. Section 2601 et. seq.) Title 2 – Asbestos 
Hazard Emergency Response for handling asbestos. (Source:  OSA PEIR, 
Legal Requirements for Hazards and Hazardous Materials) 

 
HAZ-2 If during demolition of the structures, paint is separated from the building 

material (e.g., chemically or physically), the paint waste shall be evaluated 
independently from the building material by a qualified environmental 
professional to determine its proper management.  According to the 
Department of Toxic Substances Control, if paint is not removed from the 
building material during demolition (and is not chipping or peeling), the 
material may be disposed of as construction debris (a non-hazardous waste).  
The landfill operator shall be contacted in advance to determine any specific 
requirements they may have regarding the disposal of lead-based paint 
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materials, if necessary.  (Source:  OSA PEIR, Legal Requirements for Hazards 
and Hazardous Materials) 

 
HAZ-3 Prior to issuance of a grading permit, soil sampling shall occur within the 

portions of the project site that have historically been utilized for agricultural 
purposes and may contain pesticide residues in the soil, as determined by a 
qualified Phase II specialist.  The sampling shall determine if pesticide 
concentrations exceed established regulatory requirements and shall identify 
further site characterization and remedial activities, if necessary.  (Source:  OSA 
PEIR, Legal Requirements for Hazards and Hazardous Materials) 

 
Compliance with Federal and State hazardous materials laws and regulations minimizes the 
potential risks to the public and the environment presented by potential hazardous materials, 
which include, but are not limited to, the following:   

 
 Resources Conservation and Recovery Act (RCRA) – Hazardous waste management; 

 
 Comprehensive Environmental Response, Compensation, and Liability Act 

(CERCLA) – Cleanup of contamination; 
 

 Superfund Amendment and Reauthorization Act (SARA) – Cleanup of 
contamination; and 
 

 Hazardous Materials Transportation Act (HMTA) – Safe transport of hazardous 
materials. 

 
These laws provide the “cradle to grave” regulation of hazardous wastes.  The primary 
responsibility for implementing RCRA is assigned to the EPA, although individual states are 
encouraged to seek authorization to implement some or all RCRA provisions. California 
hazardous materials management laws include, but are not limited to, the following: 

 
 Hazardous Materials Management Act – Business plan reporting; 

 
 Hazardous Substance Act – Cleanup of contamination; 

 
 Hazardous Waste Control Act – Hazardous waste management; and 

 
 Safe Drinking Water and Toxic Enforcement Act of 1986 – Releases of and exposure 

to carcinogenic chemicals. 
 
The responsibility for implementation of RCRA was given to DTSC in August 1992.  The 
DTSC is also responsible for implementing and enforcing California’s own hazardous waste 
laws, which are known collectively as the Hazardous Waste Control Law.  Although similar to 
RCRA, the California Hazardous Waste Control Law and its associated regulations define 
hazardous waste more broadly and regulate a larger number of chemicals.   
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As discussed above, hazardous materials (e.g., structural demolition materials, residual 
pesticides in soils) may be located within the project site.  Implementation of the 
recommended Mitigation Measures HAZ-1 through HAZ-3 would determine whether or not 
hazardous materials above regulatory thresholds exist at the project site.  Should hazardous 
materials be discovered, the property owner would be required to comply with all federal, 
state, and local laws and regulations pertaining to hazardous materials.  If regulatory oversight 
is required by the DTSC for hazardous materials discovered at the project site, it is 
understood that the property owner would be required by law to comply with the DTSC’s 
requirements pertaining to an oversight agreement.   

 
6-3 The Commenter notes that any environmental investigations, sampling, and/or remediation 

for a site should be conducted under a Workplan approved and overseen by a regulatory 
agency (which would be determined based upon the type of potential contamination) that has 
jurisdiction to oversee hazardous substance cleanup.  The findings of any investigations, 
including any Phase I or II Environmental Site Assessment Investigations should be 
summarized in the document.   

 
Three underground storage tanks were reported at 21082 Wisteria, the Irvine Ranch Water 
District (IRWD) (former Baker Filtration Plant) maintenance area.  These tanks are expected 
to have a low probability to adversely affect soils and groundwater at the project site.  A 
leaking underground storage tank was reported at the former on-site Los Alisos Water 
District (LAWD) facility (located approximately 500 feet south of the proposed residential 
development).  A release was discovered on August 30, 1989 during tank closure activities 
and was reportedly diesel fuel oil and additives that affected soil only.  The case was closed 
per the Regional Water Quality Control Board (RWQCB) on February 28, 1990.  Based on 
the conclusions presented in the Phase I ESA, these reported listings associated with the 
IRWD facility are considered to have a low potential to currently impact soils or groundwater 
at the project site.   

 
The results of the Phase I ESA, prepared by Leighton and Associates, Inc., dated April 23, 
2008, have been provided in Appendix D, Phase I Environmental Site Assessment, of Appendix 
12.1, Initial Study and Notice of Preparation, of the Draft EIR.  The Phase I ESA has also 
appended all the publicly available regulatory agency correspondence for the project site.  No 
hazardous substances above regulatory standards have been detected on-site. 

 
6-4 Refer to Response to Comment 6-2.   
 
6-5 Implementation of the proposed project would not result in any soil import to the project 

site.  Thus, no impacts resulting from contaminated soil import would result.  Hazardous 
materials anticipated to be potentially located within soils at the project site are associated 
with areas of historic agricultural use.  With implementation of the recommended Mitigation 
Measure HAZ-3, soil sampling would occur within the portions of the project site that have 
historically been utilized for agricultural purposes, as determined by a qualified Phase II 
specialist.  The sampling would determine if pesticide concentrations exceed established 
regulatory requirements and would identify further site characterization and remedial 
activities, if necessary.  With implementation of the recommended Mitigation Measure HAZ-
3, the project is not anticipated to result in the fill of soils containing hazardous materials, 
above regulatory thresholds, within the project site.   
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6-6 As discussed on page 8-31 of the Draft EIR, hazardous materials are not anticipated to be 
encountered during construction, except for potential asbestos-containing materials and/or 
lead-based paints during demolition of existing on-site structures as well as potentially 
contaminated soils in areas of historical agricultural practices.  With implementation of the 
recommended Mitigation Measures HAZ-1 and HAZ-2, potential impacts from disturbance 
to existing structures would be reduced to less than significant levels.  With implementation 
of HAZ-3, potential impacts from soil disturbance would also be reduced to less than 
significant levels.   
 
Overall, with implementation of Mitigation Measures HAZ-1 through HAZ-3, the 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. Thus, as impacts to human health and the environment would be 
minimized upon implementation of the recommended mitigation measures, a health risk 
assessment is not required.  

 
6-7 As discussed on pages 8-28 and 8-29 of the Draft EIR, the IRWD currently operates a water 

treatment facility on-site.  Upon project implementation, the IRWD water utility operations 
would remain on-site, with expansion of the facilities in the future (The Irvine Ranch Water 
District has prepared a separate Environmental Impact Report, with associated technical 
studies, evaluating a future expansion of the water operation facility, referenced as the Baker 
Water Treatment Plant).  Hazardous materials anticipated to be used on-site at a future date 
would be similar to the existing hazardous materials maintained, used, and/or transported at 
the site.  The IRWD is (and would continue to be) required to comply with applicable 
Federal, State, and local laws regulating the generation, handling, transportation, and disposal 
of hazardous materials and waste.  The Hazardous Materials Management Act (HMMA) 
requires that any business that handles hazardous materials greater than specified threshold 
quantities (500 pounds of a solid material, 55 gallons of a liquid, or 200 cubic feet of a 
compressed gas stored at any one point in time) must prepare a “Business Plan.”  Specific 
requirements for implementation are codified primarily in Title 26 of the CCR and Chapter 
6.95 of the California Health and Safety Code.  Additional regulations that apply to workplace 
safety are contained in CCR Title 8.  The haulers and users of hazardous materials are listed 
with the Orange County Fire Authority (OCFA) and are regulated and monitored under the 
auspices of the County of Orange.  
 
Although, hazardous materials are not typically associated with residential or civic center uses, 
limited amounts of some hazardous materials could be used in the operation of the project.  
Minor cleaning and other maintenance products (used in the maintenance of buildings, 
pumps, pipes and equipment) would be utilized.  Additionally, the limited application of 
pesticides and herbicides associated with landscaping around new developments would occur.  
The routine transport, use, and disposal of these materials would be subject to a wide range 
of laws and regulations, including those listed above, that are intended to minimize potential 
health risks associated with their use or the accidental release of such substances.   
 
With implementation of the existing Federal, State, and local laws and regulations pertaining 
to hazardous materials, the project’s impacts pertaining to the routine transport, use, or 
disposal of hazardous materials would be less than significant.   
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6-8 The Commenter notes that the DTSC can provide cleanup oversight through an 
Environmental Oversight Agreement (EOA) for government agencies that are not 
responsible parties, or a Voluntary Cleanup Agreement (VCA) for private parties.  No 
response is required.   
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7. RESPONSES TO COMMENTS FROM SOUTH COAST AIR QUALITY 
MANAGEMENT DISTRICT, SEPTEMBER 22, 2011. 

 
7-1 The existing uses located to the north of the project site consist primarily of business park 

and light manufacturing uses, which do not have a significant number of truck trips 
associated with them.  Site reconnaissance conducted during analysis for the DEIR found 
that the existing light manufacturing uses consisted of die cutting for arts and crafts products 
and die casting for decorative components.  These uses do not include warehousing, 
distribution, or other activities that require a significant amount of diesel truck trips.  
Additionally, activities associated with the loading dock areas for these uses consist mostly of 
trailer storage and there is little truck activity.  Providing a Health Risk Assessment for 
potential future users of the business park and light manufacturing uses would be speculative 
as the nature and type of the activities associated with the end user would be unknown.  
Furthermore, these uses are designated as “Light Industrial” by the City’s General Plan which 
has the following characteristics per the City’s Land Use Element: 

 
The Light Industrial designation provides for a variety of light industrial uses that are non polluting 
and which can co exist with surrounding land uses and which do not in their maintenance, assembly, 
manufacturing or operations create smoke, gas, dust, sound, vibration, soot or glare to any degree 
which might be obnoxious or offensive to persons residing or conducting business in the City.  

 
Therefore, there would not be a significant number of diesel fueled trucks operating adjacent 
to the project site. 

 
7-2 The inputs for the air quality emissions modeling were based on project specific details 

including the grading of 98.9 total acres over six construction phases and over seven years.  
The model used 30 pieces of equipment for the emissions modeling for grading activities 
alone (118 pieces of equipment overall).  The grading and construction equipment used by 
CalEEMod were reviewed to determine whether the selected construction fleet was 
appropriate for the level of work in each phase.  It should be noted that cut and fill activities 
would occur incrementally in each construction phase, and not all at once.  The duration of 
each grading phase was also established based on the amount of earthwork needed for the 
proposed project.  Additionally, earthwork for the proposed project would be balanced and 
soil hauling (import and export) would not be needed and the project would not have 
emissions associated with truck import and export trips or truck loading.   

 
The comment also requests that written responses are provided to all comments prior to the 
adoption of the Final EIR.  The City of Lake Forest is fully complying with the requirements 
of the California Environmental Quality Act (CEQA) Section 21092.5, and will be preparing 
written responses to environmental comments provided to the City during the 45-day public 
review period.  In compliance with CEQA, all public agencies will be provided written 
responses to their comments 10-days prior to certification of the Final EIR.  The City 
Council will receive the “Comments and Responses” section of the Final EIR for their review 
and consideration prior to taking any action on the Final EIR. 
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8. RESPONSES TO COMMENTS FROM REGIONAL WATER QUALITY 
CONTROL BOARD, SEPTEMBER 23, 2011.   

 
8-1 The Commenter states that at least one project alternative should consider a footprint that 

avoids the ravine containing Drainage and Tributary A1 in the eastern portion of the project 
site.  The Draft EIR did not include additional build alternatives that would avoid the ravine 
containing Drainage and Tributary A1 in the eastern portion of the project site, as this would 
be inconsistent with the General Plan and Area Plan.  As stated on Draft EIR Page 3-1, 
pursuant to the City’s General Plan Land Use Map, the project site is designated “Medium 
Density Residential” and “Public Facility”, and is zoned “Multi-Family Dwelling with a 
Planned Development Combining District” and “Public Facilities”.  Exhibit 3-5, Proposed 
Master Land Use Plan, of the Draft EIR, shows the proposed land uses as permitted by the 
Serrano Summit Area Plan.  As seen on Exhibit 3-5, the area and Tributary A1 in the eastern 
portion of the project site is designated as “Medium Density Residential with Public Facilities 
Overlay”.  Additionally, alternatives to a proposed project are only required to analyze 
significant effects of the project identified in the impact analysis.  Specifically, CEQA 
Guidelines Section 15126.6(a) and (b) state that “an EIR shall describe a range of reasonable 
alternatives to the project, or to the location of the project, which would feasibly attain most 
of the basic objectives of the project but would avoid or substantially lessen any of the 
significant effects of the project.”  Therefore, as impacts to Drainage and Tributary A1 were 
determined to be less than significant in Section 5.3, Biological Resources and Section 8.6, 
Hydrology and Water Quality of the Draft EIR, a project alternative avoiding Drainage and 
Tributary A1 is not required.      

 
It should be noted that Section 7.0, Alternatives to the Proposed Project, considers the No 
Project/No Build Alternative, which would retain the project site in its current condition and 
would, therefore, avoid the ravine containing Drainage and Tributary A1. This Alternative 
would not attain most of the project’s basic objectives.  The entire community would also not 
benefit from the provision of public open space (public parks and trail connections to 
existing regional trails) and the dedication of a site for a future Civic Center, which is one of 
the land use options planned for the area referenced above.  The other land use option 
planned for the area referenced above is residential.  A reduced residential alternative would 
result conflict with another project objective, by creating a reduction in funding for public 
facilities, which would be made available through the payment of fees required by a 
Development Agreement for development of the project’s proposed residential uses.   

 
 The comment also states that the project’s footprint would encroach into an adjacent area of 

open space.  However, based upon a review of the City’s General Plan Land Use Map and 
Zoning Map, the project site is not located within an area designated as open space (OS).  
Therefore, the project’s footprint would not extend into any area designated as open space.  
The project’s footprint would avoid disturbing the on-site designated open space associated 
with Serrano Creek, located within the eastern portion of the project site. 

 
8-2 Impact Statement BIO-3 of the Draft EIR addresses the impacts of the proposed project to 

jurisdictional wetlands and other waters and associated riparian habitat.  Mitigation Measure 
BIO-4 requires the project to prepare and submit the appropriate ACOE, CDFG, and/or 
RWQCB permits prior to the approval of grading plans.  At this time, specific mitigation 
requirements pertaining to water quality impacts would be required by each applicable 
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regulatory agency.  Therefore, as required per the OSA PEIR, Mitigation Measures BIO-2 
through BIO-4 are included to ensure that the appropriate permits are obtained and 
biological communities (including riparian habitat) are appropriately mitigated.  It should be 
noted that the CEQA threshold specifically pertains to federally protected wetlands.  No 
jurisdictional wetlands are located within the project site.   

 
8-3 Refer to the analyses within Section 8.6, Hydrology and Water Quality of the Draft EIR which 

have been formulated utilizing the findings and conclusions of the project’s Hydrology 
Report and Preliminary Water Quality Management Plan.   

 
8-4 Refer to Response to Comment 8-1.   
 
8-5 The Commenter suggests Mitigation Measure BIO-4 should emphasize the issuance of Clean 

Water Act Section 401 permit from the RWQCB.  Although Mitigation Measure BIO-4 does 
not specify which specific permits would be required for the project, it is specified that “The 
Applicant shall also consider any other permits from the ACOE, CDFG, RWQCB, or any 
other applicable regulatory agency that may be necessary”.  Specific permit types have not 
been listed, as circumstances could change from adoption of the environmental document to 
submittal of the grading plans that may require any of the above listed regulatory agencies to 
change which permit type is required.  Therefore, should a Clean Water Act Section 401 
permit, waste discharge requirements, and/or Clean Water Act Section 404 permits be 
required for the project, this requirement has been covered under Mitigation Measure BIO-4.   

 
As stated in Section 8.6(b) of the Draft EIR, with implementation of the 2003 Drainage Area 
Management Plan (DAMP) requirements, best management practices (BMPs) would be 
developed for the project site.  Typical operational BMPs include, but are not necessarily 
limited to, controlling roadway and parking lot contaminants by installing oil and grease 
separators at storm drain inlets, cleaning parking lots on a regular basis, incorporating peak-
flow reduction and infiltration features (such as grass swales and rain gardens) into 
landscaping, and implementing educational programs.  With implementation of the required 
Drainage Development Standards proposed by the Area Plan, the project would be required 
to prepare a Water Quality Management Plan (WQMP) in accordance with the requirements 
of the NPDES standards.  The project would also be required to be consistent with both the 
City and County requirements for the design of a drainage system.  The project would involve 
similar landscaping requirements as those described for Alternative 7 of the OSA PEIR.  The 
OSA PEIR recommended Mitigation Measures MM 3.8-2 through 3.8-4 (refer to Mitigation 
Measures HYD-1 through HYD-3 of the Draft EIR), which require a landscape design plan, 
coordination with the Nitrogen and Selenium Working Group, and implementation of BMPs 
(such as a nutrient management program) to reduce the amount of nutrients enter the 
watershed.  It should be noted that a Preliminary Water Quality Plan (P-WQMP) has already 
been prepared for the Serrano Summit Project and was included in the Draft EIR; refer to 
Appendix E, Hydrology Report and Water Quality Management Plan of Appendix 12.1.  The P-
WQMP identifies a variety of source control BMP’s that would be implemented by the 
project, subject to verification through Mitigation Measure HYD-3. 
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The OSA PEIR concluded that impacts to water quality would be reduced to less than 
significant levels with the exception of increased pesticide use.  Project implementation would 
not result in greater impacts to water quality (as a result of pesticide use) compared to those 
analyzed in the OSA PEIR.  With implementation of the WQMP and adherence to the 
NPDES and SWPPP requirements, as well as compliance with the recommended Mitigation 
Measures HYD-1 through HYD-3, project operations would not substantially impair the 
water quality of receiving waters.  Thus, no significant and unavoidable impacts would result 
upon implementation of the proposed project.   

 
8-6 The project site ultimately drains into Serrano Creek within the larger San Diego Creek 

watershed.  Based on the Preliminary WQMP, Serrano Creek is not listed as impaired.  
However, Reach 2 of the San Diego Creek is 303(d) listed as impaired for metals, and Reach 
1 is impaired for fecal coliform, selenium, and toxaphene.  San Diego Creek has Total 
Maximum Daily Loads (TMDL) established for nutrients (nitrogen and phosphorous), 
sediment, and toxics (pesticides and metals in water and sediment).  The OSA PEIR 
concluded that water quality impacts related to pesticide use would be significant and 
unavoidable with development of the projects considered as part of the Opportunities Study 
(which included the proposed project site). 
 
Although the project would not result in direct discharges to San Diego Creek, the project 
would discharge to Serrano Creek, which is tributary to San Diego Creek and listed as 
impaired.  With implementation of the DAMP requirements, BMPs would be developed for 
the project site.  Typical operational BMPs include, but are not necessarily limited to, 
controlling roadway and parking lot contaminants by installing oil and grease separators at 
storm drain inlets, cleaning parking lots on a regular basis, incorporating peak-flow reduction 
and infiltration features (such as grass swales and rain gardens) into landscaping, and 
implementing educational programs.  The project would be required to be consistent with 
both the City and County requirements for the design of a drainage system.  The potential for 
localized sediment and scour arising from Outlet B would be addressed by meeting the 
commonly accepted outlet standards for energy dissipation.  Regional hydraulic concerns 
have been addressed by runoff controls being implemented on-site to reduce two-year and 
100-year discharges.  The primary goal of the stormwater management system is to prevent 
flooding and protect property by providing safe, effective site drainage.  With implementation 
of the required Drainage Development Standards proposed by the Area Plan, the project 
would be required to prepare a WQMP in accordance with the requirements of the NPDES 
standards. 
 
As stated in Response to Comment 8-5, the OSA PEIR concluded that impacts to water 
quality would be reduced to less than significant levels with the exception of increased 
pesticide use.  Project implementation would not result in greater impacts to water quality (as 
a result of pesticide use) compared to those analyzed in the OSA PEIR.  Thus, impacts in this 
regard are less than significant with implementation of the WQMP and Mitigation Measures 
HYD-1 through HYD-3.  With adherence to the NPDES permit and SWPPP requirements, 
and compliance with the recommended Mitigation Measures HYD-1 through HYD-3, 
project operations would not substantially impair the water quality of receiving waters.  Thus, 
no significant and unavoidable impacts would result upon implementation of the proposed 
project. 
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8-7 The RWQCB’s comment letter on the Recirculated sections of the Draft OSA PEIR 
(submitted on February 19, 2008 to the City of Lake Forest) has been attached to the 
RWQCB’s September 23, 2011 comment letter on the project’s Draft EIR.  The comments 
submitted in the February 19, 2008 comment letter were responded to by the City of Lake 
Forest in the Chapter 9 of the Final OSA PEIR (certified in June 2008).  Therefore, these 
comments from the February 19, 2008 are not required to be further addressed as part of the 
proposed project’s Final EIR.   
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9. RESPONSES TO COMMENTS FROM ORANGE COUNTY PUBLIC WORKS, 
OCTOBER 5, 2011.   

 
9-1 This comment is acknowledged.  As a Condition of Approval, the City of Lake Forest will 

require that at the design phase, the Project Applicant shall demonstrate that the post-project 
condition stability of Serrano Creek shall remain intact. 
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3.0  ERRATA 
 
Changes to the Draft Environmental Impact Report (Draft EIR) are noted below.  A double-
underline indicates additions to the text; strikeout indicates deletions to the text.  The changes to the 
Draft EIR do not affect the overall conclusions of the environmental document.  Changes are listed 
by page and, where appropriate, by paragraph. 
 
NOTE TO REVIEWER: 
 
These errata address the technical comments on the Draft EIR, which circulated from August 10, 
2011 through September 23, 2011.  These clarifications and modifications are not considered to 
result in any new or substantially greater significant impacts as compared to those identified in the 
Draft EIR.  Any changes referenced to mitigation measures contained in the Draft EIR text also 
apply to Section 2.0, Executive Summary and Section 9.0, Inventory of Mitigation Measures of the Draft 
EIR.  All mitigation measure modifications have been reflected in Section 4.0, Mitigation Monitoring 
and Reporting Program of the Final EIR.   
 
SECTION 5.3 BIOLOGICAL RESOURCES 
 
Page 5.3-53, Mitigation Measures 
 
BIO-2 Prior to the issuance of a grading permit, the Applicant shall, in an area where a species 

or habitat is not covered by the Natural Community Conservation Plan/Habitat 
Conservation Plan (NCCP/HCP) has been identified, comply with the requirements of 
the Federal Endangered Species Act (FESA) or California Endangered Species Act 
(CESA), if applicable.  If the species or habitat is not protected under FESA or CESA, 
but is otherwise protected through the Migratory Bird Treaty Act or other similar 
regulatory act requirement, the Applicant shall provide suitable replacement habitat at a 
minimum of 1:1, and shall prepare and submit a mitigation plan for City approval that 
demonstrates that the replacement habitat is protected in perpetuity and that appropriate 
long-term habitat management is provided.  The mitigation plan shall be prepared in 
consultation with and receive the approval of the agency regulating the species or habitat 
(i.e., USFWS, CDFG, and the NCCP Non-Profit Corporation (i.e., Nature Reserve of 
Orange County (NROC) the City)).  The mitigation plan shall include the following, at 
minimum: detailed habitat impacts; mitigation acreage (1:1 ratio); mitigation location (i.e., 
where the proposed conservation or restoration will occur); the acreage of conservation 
or restoration that will be conducted; and how many trees/plants will be planted or 
translocated (when mitigating impacts to trees or rare plants); a planting plan and seed 
mixes; five-year maintenance and monitoring plans; source(s) of long-term site funding; 
conservation easements (if any); biological monitoring during grading activities; and 
fencing of any habitat area that would not be disturbed by construction.  (Source:  OSA 
PEIR Mitigation Measure MM 3.4-3) 
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BIO-3 Prior to the issuance of a grading permit, the Applicant shall conform and comply with 
the applicable requirements of the Natural Community Conservation Plan and Habitat 
Conservation Plan (NCCP/HCP) for the County of Orange Central and Coastal 
Subregion, including the payment of the appropriate in-lieu fee, or existing IRWD non-
reserve banked acreage as applicable, to mitigate for the loss of coastal sage scrub and 
any other NCCP/HCP covered habitat and species observed on the project site.   

 
For impacts to a Conditionally Covered Species (i.e., Southwestern willow flycatcher 
(Empidonas traillii extimus)), the Applicant shall prepare a mitigation plan.  The mitigation 
plan shall be developed in coordination with USFWS, CDFG, and the NCCP Non-
Profit Corporation (i.e., i.e., Nature Reserve of Orange County (NROC) the City)), and 
approved by the USFWS.  The mitigation plan shall, at minimum:   

 
 Address design modifications and other onsite measures that are consistent with 

the project’s purposes, minimize impacts, and provide appropriate feasible 
protections; 

 
 Provide for compensatory habitat restoration/enhancement activities at an 

appropriate location (which may include land in the Reserve system or other 
open space) and which may include planting of riparian trees and shrubs and/or 
cowbird trapping; 

 
 Provide for monitoring and Adaptive Management of habitat, within the Reserve 

system including cowbird trapping, consistent with Chapter 5 of the 
NCCP/HCP.  

 
The Applicant shall also demonstrate to the satisfaction of the Director of Development 
Service compliance with the following NCCP/HCP construction impact avoidance 
measures or such measure in effect at the time of construction: 

 
1. To the maximum extent practicable, no grading of coastal sage scrub habitat that is 

occupied by nesting gnatcatchers shall occur during the breeding season (February 
15 through July 15).  It is expressly understood that this provision and the remaining 
provisions of these “construction-related minimization measures,” are subject to 
public health and safety considerations.  These considerations include unexpected 
slope stabilization, erosion control measures, and emergency facility repairs.  In the 
event of such public health and safety circumstances, landowners or public 
agencies/utilities will provide United States Fish and Wildlife Services/California 
Department of Fish and Game (USFWS/CDFG) with the maximum practicable 
notice (or such notice as is specified in the NCCP/HCP) to allow for capture of 
gnatcatchers, and any other coastal sage scrub Identified Species that are not 
otherwise flushed and shall carry out the following measures, to the extent 
practicable, in the context of the public health and safety considerations. 
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2. Prior to the commencement of grading operations or other activities involving 
significant soil disturbance, all areas of coastal sage scrub habitat to be avoided under 
the provisions of the NCCP/HCP, shall be identified with temporary fencing or 
other markers clearly visible to construction personnel.  Additionally, prior to the 
commencement of grading operations or shall be conducted to locate gnatcatchers 
within 100 feet of the outer extent of projected soil disturbance activities and the 
locations of any such species shall be clearly marked and identified on the 
construction/grading plans. 
 

3. A monitoring biologist, acceptable to USFWS/CDFG will be on site during any 
clearing of coastal sage scrub.  The landowner or relevant public agency/utility will 
advise USFWS/CDFG at least seven (7) calendar days (and preferably 14 calendar 
days) prior to the clearing of any habitat occupied by Identified Species to allow 
USFWS/CDFG to work with the monitoring biologist in connection with bird 
flushing/ capture activities.  The monitoring biologist shall flush identified Species 
(avian or other mobile Identified Species) from occupied habitat areas immediately 
prior to brush-clearing and earth-moving activities.  If birds cannot be flushed, they 
shall be captured in mist nets, if feasible, and relocated to areas of the site to be 
protected or to the NCCP/HCP Reserve System.  It shall be the responsibility of the 
monitoring biologist to assure that Identified bird species will not be directly 
impacted by brush-clearing and earth-moving equipment in a manner that also allows 
for construction activities on a timely basis. 
 

4. Following the completion of initial grading/earth movement activities, all areas of 
coastal sage scrub habitat to be avoided by construction equipment and personnel 
shall be marked with temporary fencing or other appropriate markers clearly visible 
to construction personnel.  No construction access, parking, or storage of equipment 
or materials shall be permitted within such marked areas.  
 

5. Coastal sage scrub identified in the NCCP/HCP for protection and located within 
the likely dust drift radius of construction areas shall be periodically sprayed with 
water to reduce accumulated dust on the leaves as recommended by the monitoring 
biologist.  (Source:  OSA PEIR Mitigation Measure MM 3.4-2) 

 
BIO-4 Prior to the approval of grading plans, the Applicant shall would be required to prepare 

an application for fill of waters subject to the Army Corps of Engineers (ACOE) 
jurisdiction.  If appropriate, a streambed alteration agreement shall be obtained from 
California Department of Fish and Game (CDFG).  The Applicant shall submit an 
application to the Regional Water Quality Control Board (RWQCB) for a waste 
discharge requirement or waiver of waste discharge requirement.  The Applicant shall 
also consider any other permits from the ACOE, CDFG, RWQCB, or any other 
applicable regulatory agency that may be necessary.  (Source:  OSA PEIR Mitigation 
Measure MM 3.4-4)   
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Page 8.79 (Section 8.13 – Transportation/Traffic)  
 
METHODOLOGY 
 
The existing average daily trips (ADT) and peak hour counts were conducted in 2008 and 2009, in 
order to prepare a project-level Traffic Study.  Typically, traffic counts are considered accurate for 
two years in an area that is not rapidly developing.  This is the case in the vicinity of the project site.  
Furthermore, the traffic engineer for the lead agency concurred that the traffic counts were the 
appropriate baseline to use in the project-level Traffic Study.  The Traffic Study was completed in 
2010, prior to the issuance of the Notice of Preparation (NOP) so that the lead agency could 
determine whether or not there would be significant impacts resulting from the project-level traffic,   
if this issue area was found not to be significant.  Prior to the issuance of the NOP, the lead agency 
confirmed that no changes had taken place within the study area that would have significantly 
changed the existing conditions from when the Traffic Study was prepared (April 2010) and when 
the NOP went out for public review (April 2011).  As discussed in the EIR, the 
Transportation/Circulation Section determined that the proposed project would not result in 
significant impacts and no mitigation measures are required.  
 
Forecast volumes used in the analysis are based on the City’s Lake Forest Traffic Analysis Model 
(LFTAM).  For the purposes of the Traffic Impact Analysis, the project is assumed to be completed 
in approximately year 2014 or thereafter, with the Alton Parkway extension between Towne Centre 
Drive and Irvine Boulevard being completed by that timeframe as well.  Therefore, the Future Year 
Plus Project Condition was included in order to evaluate the project impacts in the context of the 
project opening year so as to have an idea of the potential impacts that would occur at that time. 
 
For purposes of cumulative considerations (year 2030 scenarios), the General Plan is anticipated to 
be built out by year 2030.  Assuming a linear growth of traffic and development between now and 
year 2030, a growth of 25 percent in the OSA is assumed for the year 2015 cumulative analysis.  The 
proposed project is assumed to be built out under the “plus project” scenarios, in order to provide 
conservative analyses.  Land use and trip generation buildout for the OSA sites under cumulative 
conditions are considered for the “with project” condition in the year 2030.  Buildout of the General 
Plan and neighboring cities is assumed for the long-range analysis, and only committed network 
improvements are assumed to be built.  Therefore, the Portola Parkway gap and I-5/Ridge Route 
Overcrossing are not assumed to be completed.   
 
Page 8.84 (Section 8.13 – Transportation/Traffic)  
 
Existing Plus Project Conditions 
 
The purpose of the existing plus project scenario is to comply with CEQA, specifically recent case 
law including Sunnyvale West Neighborhood Association v. City of Sunnyvale City Council, Madera Oversight 
Coalition, Inc. v. County of Madera (“Madera Oversight”), and Pfeiffer v. Sunnyvale. The Sunnyvale case and 
Madera case, which provides that the baseline for assessing environmental impacts is generally the 
existing conditions at the time that the environmental document for Notice of Preparation for the 
project is prepared.  The information presented in this section shows the traffic volumes obtained 
by adding traffic from the worst-case proposed project (i.e., residential with civic center uses as 
analyzed in 2010) to existing traffic, irrespective of the proposed project’s buildout timeframe.  Any 



City of Lake Forest 
Serrano Summit Area Plan 2009-01 and Tentative Tract Map No. 17331 

Environmental Impact Report 
 

 
 

 
Final ● January 2012 3-5 Errata 

comparative traffic analysis of full buildout of the proposed project versus existing traffic conditions 
has been prepared, despite the fact that would be hypothetical because of the actual buildout 
timeframe of the project is (approximately year 2014 or later).  Hence the information provided here 
is intended to satisfy the CEQA requirements by showing the volume comparison arising from this 
hypothetical scenario. 
 
Existing Plus Project Traffic Forecasts 
 
The ADT forecasts were prepared for a scenario in which traffic generated by the proposed project 
is added to the existing present-day traffic conditions based on the project trip distribution from the 
LFTAM that are illustrated in Figure 1 of the Traffic Study 2011.  The existing version of the 
LFTAM was used to determine the effect of the difference between the existing traffic model 
conditions and the proposed project on existing traffic conditions in the study area and to distribute 
the traffic associated with the proposed project onto the existing circulation system.  Figures 2 and 3 
of the Traffic Study 2011 illustrate the ADT volumes for existing and existing plus project 
conditions.  This study area is consistent with that studied in the Traffic Study 2010.   
 
Existing Plus Project Evaluation Context 
 
As noted above, this An Existing Plus Project evaluation of impacts has been prepared even though 
is hypothetical because the proposed project is not a near-term construction project.  O occupancy 
of any portion of the project site is not anticipated to commence in year 2011, and buildout of the 
site is anticipated to occur around year 2014 or later. 
 
 Therefore, It should be noted that the traffic generated by the proposed project would not be 
placed on the existing, present day roadway system and existing traffic conditions but would occur 
with phased improvements as part of project buildout.  Also, the Existing Plus Project scenario does 
not account for future population and development growth in the City of Lake Forest and 
surrounding areas.  These population and development growth projections would add traffic to the 
existing roadway system, with or without the proposed project, and must be accounted for in the 
evaluation of the proposed project’s potential traffic impacts.  In addition the circulation system is 
projected to change over time, with or without the proposed project, and these circulation system 
changes include new roadways and the improvement of existing roadways through established 
programs such as the Foothill Corridor Phasing Plan (FCPP), the North Irvine Transportation 
Mitigation (NITM) Program in nearby City of Irvine, and the proposed LFTM Program.  For these 
reasons, the existing plus project scenario is informational in nature and has not been analyzed in the 
same manner as the 2015 plus project and 2030 plus project (i.e., the interim year and long-range 
context) that were the subject of analysis in the Traffic Study 2010. 
 
Existing Plus Project Traffic Volumes 
 
Overall, when comparing the proposed project’s ADT volumes, the ADT volumes under Existing 
Plus Project conditions are not much higher than existing counts for most of the City’s arterial street 
system surrounding the project site.  
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Existing Plus Project Intersection LOS 
 
The Existing Plus Project ICU values for the study area intersections illustrated in Figure 4 of the 
Traffic Study 2011 are summarized in Table 8.13-5, Existing Plus Project Intersection LOS.  As indicated 
in Table 8.13-5, all study area intersections would operate at LOS “D” or better (i.e., ICU does not 
exceed .90) under Existing Plus Project conditions, and would result in a less than significant impact. 

 
Table 8.13-5 

Existing Plus Project Intersection LOS 
 

Intersection 

Existing Existing Plus Project 
Difference AM Peak 

Hour 
PM Peak 

Hour 
AM Peak 

Hour 
PM Peak 

Hour 
ICU LOS ICU LOS ICU LOS ICU LOS AM PM 

Alton Parkway and SR-241 Ramps 0.20 A 0.26 A 0.20 A 0.26 A 0.00 0.00 
Bake Parkway and Commercentre Drive 0.54 A 0.74 C 0.31 A 0.38 A 0.00 0.00 
Bake Parkway and Dimension Drive 0.55 A 0.68 B 0.48 A 0.46 A 0.00 0.01 
Bake Prkwy and Irvine Blvd./Trabuco Rd 0.78 C 0.76 C 0.71 C 0.68 B 0.01 0.02 
Bake Parkway and N. Rancho Parkway 0.70 B 0.66 B 0.40 A 0.47 A 0.00 0.00 
Bake Parkway and S. Rancho Parkway 0.60 A 0.74 C 0.61 B 0.75 C 0.01 0.01 
Biscayne Bay Dr. and Commercentre Dr. 0.20 A 0.26 A 0.61 B 0.80 C 0.07 0.06 
Dimension Drive and Commercentre Drive 0.40 A 0.58 A 0.81 D 0.79 C 0.03 0.03 
Indian Ocean Dr. and Commercentre Dr. 0.18 A 0.20 A 0.64 B 0.65 B 0.01 0.00 
Lake Forest Drive and Dimension Drive 0.49 A 0.48 A 0.55 A 0.65 B 0.00 -0.02 
Lake Forest Drive and Rancho Parkway 0.40 A 0.47 A 0.54 A 0.51 A 0.05 0.03 
Lake Forest Drive and SR-241 NB 0.31 A 0.38 A 0.31 A 0.40 A 0.11 0.14 
Lake Forest Drive and SR-241 SB 0.48 A 0.45 A 0.35 A 0.43 A 0.17 0.23 
Lake Forest Drive and Trabuco Road 0.63 B 0.65 B 0.43 A 0.64 B 0.04 0.06 
Notes: 
ICU – intersection capacity utilization; LOS – level of service; N,S – north, south; NB,SB – northbound, southbound 
LOS ranges:  0.00 – 0.60 A 
 0.61 – 0.70 B 
 0.71 – 0.80 C 
 0.81 – 0.90 D 
 0.91 – 1.00 E 
 Above 1.00 F 
Source:  Austin-Foust Associates, Inc., Serrano Summit Al-Residential Project Alternative [Traffic] Analysis, dated April 2011. 

 
 
Existing Plus Project Conditions 
 
Existing Plus Project Traffic Volumes 
 
The ADT volumes under Existing Plus Project conditions are presented in Figure 5 of the Traffic 
Study 2010. 
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Existing Plus Project Intersection LOS 
 
The Existing Plus Project ICU values for the study area intersections are summarized in Table 8.13-
5.  As indicated in Table 8.13-5, all intersections are expected to operate at an acceptable LOS “D” 
or better under Existing Plus Project conditions. 
 
As previously noted, for ICU greater than the acceptable LOS, mitigation for the project’s 
contribution is required in order to bring the intersection back to an acceptable LOS or to no-
project conditions (if project contribution is 0.02 or greater).  Based on the performance criteria, no 
significant impacts would result from project implementation.   
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4.0 MITIGATION MONITORING  
AND REPORTING PROGRAM 

 
The California Environmental Quality Act (CEQA) requires that when a public agency completes an 
environmental document which includes measures to mitigate or avoid significant environmental 
effects, the public agency must adopt a reporting or monitoring program.  This requirement ensures 
that environmental impacts found to be significant will be mitigated.  The reporting or monitoring 
program must be designed to ensure compliance during project implementation (Public Resources 
Code Section 21081.6). 
 
In compliance with Public Resources Code Section 21081.6, Table 1, Mitigation Monitoring and 
Reporting Checklist, has been prepared for the City of Lake Forest Serrano Summit Area Plan 2009-01 
and Tentative Tract Map No. 17331 (the project).  This Mitigation Monitoring and Reporting 
Checklist is intended to provide verification that all applicable Conditions of Approval relative to 
significant environmental impacts are monitored and reported.  Monitoring will include: 1) 
verification that each mitigation measure has been implemented; 2) recordation of the actions taken 
to implement each mitigation; and 3) retention of records in the City of Lake Forest Serrano Summit 
Area Plan 2009-01 and Tentative Tract Map No. 17331 project file. 
 
This Mitigation Monitoring and Reporting Program delineates responsibilities for monitoring the 
project, but also allows the City flexibility and discretion in determining how best to monitor 
implementation.  Monitoring procedures will vary according to the type of mitigation measure.  
Adequate monitoring consists of demonstrating that monitoring procedures took place and that 
mitigation measures were implemented. This includes the review of all monitoring reports, 
enforcement actions, and document disposition, unless otherwise noted in the Mitigation 
Monitoring and Reporting Checklist (Table 1).  If an adopted mitigation measure is not being 
properly implemented, the designated monitoring personnel shall require corrective actions to 
ensure adequate implementation.   
 
Reporting consists of establishing a record that a mitigation measure is being implemented, and 
generally involves the following steps: 

 
 The City distributes reporting forms to the appropriate entities for verification of 

compliance. 
 

 Departments/agencies with reporting responsibilities will review the Initial Study, which 
provides general background information on the reasons for including specified mitigation 
measures. 
 

 Problems or exceptions to compliance will be addressed to the City as appropriate. 
 

 Periodic meetings may be held during project implementation to report on compliance of 
mitigation measures. 
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 Responsible parties provide the City with verification that monitoring has been conducted 
and ensure, as applicable, that mitigation measures have been implemented.  Monitoring 
compliance may be documented through existing review and approval programs such as 
field inspection reports and plan review. 
 

 The City prepares a reporting form periodically during the construction phase and an annual 
report summarizing all project mitigation monitoring efforts. 
 

 Appropriate mitigation measures will be included in construction documents and/or 
conditions of permits/approvals. 

 
Minor changes to the Mitigation Monitoring and Reporting Program, if required, would be made in 
accordance with CEQA and would be permitted after further review and approval by the City.  No 
change will be permitted unless the Mitigation Monitoring and Reporting Program continues to 
satisfy the requirements of Public Resources Code Section 21081.6. 
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Table 1 
MITIGATION MONITORING AND REPORTING CHECKLIST 

 

Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
AESTHETICS       

AES-1 Prior to issuance of a precise grading 
permit for the project, the applicant shall 
submit a photometric plan to the 
Development Services Department for 
review and approval. The plan shall 
specify the following: 
 

a. The lighting type and placement 
to ensure that the effects of 
security lighting are limited as a 
means of minimizing night 
lighting and the associated 
impacts to aesthetics. All light 
fixtures will use glare-control 
visors, arc tube suppression 
caps, and will use a photometric 
design that maintains 70 percent 
of the light intensity in the lower 
half of the light beam.  

 
b. All interior floodlights, lighting 

and advertising (including 
signage), and other security 
lighting shall be directed away 
from adjacent uses and towards 
the specific location intended 
for illumination. All lighting 
shall be shielded to minimize 

Applicant  Final Plans 
and 

Specifications 

Director of 
Development 

Services 

Site 
Development 

Permit; 
Prior to 

Issuance of 
Occupancy 
Permit; Plan 

Check 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
the production of glare and light 
spill off-site.  Landscape 
illumination and exterior sign 
lighting shall be accomplished 
with low-level unobtrusive 
fixtures.  

 
The plan shall include the types and 
appearance of proposed residential light 
standards.  (Source:  OSA PEIR 
Mitigation Measure MM 3.1-1 to 3.1-4) 

AIR QUALITY       
AQ-1 Prior to issuance of any Grading Permit, 

the City Engineer and the Chief Building 
Official shall confirm that the Grading 
Plan, Building Plans and specifications 
stipulate that, in compliance with South 
Coast Air Quality Management District 
Rule 403, excessive fugitive dust 
emissions shall be controlled by regular 
watering or other dust prevention 
measures, as specified in the South Coast 
Air Quality Management District’s Rules 
and Regulations.  In addition, South Coast 
Air Quality Management District Rule 402 
requires implementation of dust 
suppression techniques to prevent fugitive 
dust from creating a nuisance off-site.  
The following measures shall be 
implemented to reduce short-term fugitive 
dust impacts on nearby sensitive 
receptors: 
 

Applicant and 
Contractor 

Prior to 
Finalization of 

Grading 
Plans, 

Building 
Plans, and 

Specifications; 
During 

Construction 

City Engineer 
and the Chief 

Building 
Official or 
Designee 

Prior to 
Finalization of 

Grading 
Plans, 

Building 
Plans, and 

Specifications; 
Field 

Inspections 
During 

Construction 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
 All material excavated or graded 

shall be sufficiently watered to 
prevent excessive amounts of dust; 
watering, with complete coverage, 
shall occur at least twice daily, 
preferably in the late morning and 
after work is done for the day; 

 
 Water trucks shall be utilized on the 

site and shall be available to be used 
throughout the day during site 
grading to keep the soil damp 
enough to minimize dust being 
raised by the construction 
operations; 

 
 Replace ground cover in disturbed 

areas as quickly as possible; 
 

 On-site vehicle speed shall be 
limited to 15 miles per hour; 

 
 All on-site roads shall be paved as 

soon as feasible or watered 
periodically or chemically stabilized; 

 
 All material transported off-site 

shall be sufficiently watered and 
securely covered to prevent 
excessive amounts of dust prior to 
departing the job site. All trucks 
hauling dirt, sand, soil, or other 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
loose materials are to be covered or 
should maintain at least two feet of 
freeboard (i.e., minimum vertical 
distance between top of the load 
and the top of the trailer), in 
accordance with Section 23114 of 
the California Vehicle Code; 

 
 Install wheel washers where 

vehicles enter and exit unpaved 
roads onto paved roads, or wash off 
trucks and any equipment leaving 
the site each trip on a gravel surface 
to prevent dirt and dust from 
impacting the surrounding areas; 

 
 All delivery truck tires shall be 

watered down and scraped down 
prior to departing the job site; 

 
 Visible dust beyond the property 

line which emanates from the 
project shall be minimized to the 
extent feasible;  

 
 Suspend all excavating and grading 

operations when wind speeds (as 
instantaneous gusts) exceed 25 
miles per hour over a 30-minute 
period; and   

 
 Sweep streets at the end of the day. 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
AQ-2 The following measures shall be 

implemented during construction to 
substantially reduce NOX related 
emissions.  They shall be included in the 
Grading Plan, Building Plans, and 
contract specifications.  Contract 
specification language shall be reviewed 
by the City prior to issuance of a grading 
permit.  Reductions in particulate 
emissions shall also be realized from the 
implementation of these measures as well 
as Mitigation Measure AQ-1. 

 

 Off-road diesel equipment 
operators shall be required to shut 
down their engines rather than idle 
for more than five minutes, and 
shall ensure that all off-road 
equipment is compliant with the 
CARB in-use off-road diesel vehicle 
regulation and SCAQMD Rule 
2449. 

 

 The following note shall be 
included on all grading plans: 
“During construction activity, the 
contractor shall utilize California 
Air Resources Board (CARB) Tier 
III certified equipment or better for 
all on-site construction equipment 
according to the following: 

 

- January 1, 2012 to December 
31, 2014: All off-road diesel 

Applicant and 
Contractor 

Prior to 
Finalization of 

Grading 
Plans, 

Building 
Plans, and 

Specifications; 
During 

Construction 

City Engineer 
and the Chief 

Building 
Official or 
Designee 

Prior to 
Finalization of 

Grading 
Plans, 

Building 
Plans, and 

Specifications; 
Prior to 

Issuance of a 
Grading 

Permit Field 
Inspections 

During 
Construction 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
powered construction 
equipment greater than 50 hp 
shall meet Tier 3 off-road 
emissions standards.  In 
addition, all construction 
equipment shall be outfitted 
with the BACT devices certified 
by CARB.  Any emissions 
control device used by the 
contractor shall achieve 
emissions reductions that are no 
less than what could be achieved 
by a Level 3 diesel emissions 
control strategy for a similarly 
sized engine as defined by 
CARB regulations. 

 
- Post-January 1, 2015: If 

applicable, all off-road diesel-
powered construction 
equipment greater than 50 hp 
shall meet the Tier 4 emission 
standards where available and 
commercially feasible.   

 
- A copy of each unit’s certified 

tier specification, BACT 
documentation, and CARB or 
SCAQMD operating permit 
shall be provided to the City at 
the time of mobilization of each 
applicable unit of equipment. 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
 The contractor and applicant, if the 

applicant’s equipment is used, shall 
maintain construction equipment 
engines by keeping them tuned and 
regularly serviced to minimize 
exhaust emissions. 

 
 Use low sulfur fuel for stationary 

construction equipment.  This is 
required by SCAQMD Rules 431.1 
and 431.2. 

 Utilize existing power sources (i.e., 
power poles) when available.  This 
measure would minimize the use of 
higher polluting gas or diesel 
generators. 
 

 Configure construction parking to 
minimize traffic interference.  
 

 Minimize obstruction of through-
traffic lanes and provide temporary 
traffic controls such as a flag person 
during all phases of construction 
when needed to maintain smooth 
traffic flow.  Construction shall be 
planned so that lane closures on 
existing streets are kept to a 
minimum. 
 

 Schedule construction operations 
affecting traffic for off-peak hours 
to the best extent when possible. 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
 Develop a traffic plan to minimize 

traffic flow interference from 
construction activities (the plan may 
include advance public notice of 
routing, use of public transportation 
and satellite parking areas with a 
shuttle service.) 
 

 Construction-related equipment, 
including heavy-duty equipment, 
motor vehicles, and portable 
equipment, shall be turned off 
when not in use for more than five 
minutes. 

BIOLOGICAL RESOURCES       
BIO-1 Prior to the issuance of a grading permit, 

the Applicant shall conduct biological 
field surveys of the IRWD study area for 
Rayless raywort (Senecio aphanactis), a 
special status wildlife species that was not 
surveyed in the Biological Reports.  Surveys 
shall be conducted in accordance with 
current California Department of Fish 
and Game (CDFG) or United States Fish 
and Wildlife Services (USFWS) survey 
protocols for the target species by a 
qualified biologist or botanist, in order to 
determine their presence or absence at the 
project site.  (Source:  OSA PEIR 
Mitigation Measure MM 3.4-1) 

Applicant   Prior to 
Issuance of a 

Grading 
Permit  

Director of 
Development 

Services  

Prior to 
Issuance of a 

Grading 
Permit 

   

  
 
 

       



City of Lake Forest 
 Serrano Summit Area Plan 2009-01 and Tentative Tract Map No. 17331 

 Final Environmental Impact Report 
 
 
 

 

 
Final ● January 2012 4-11         Mitigation Monitoring and Reporting Program 

Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
BIO-2 Prior to the issuance of a grading permit, 

the Applicant shall, in an area where a 
species or habitat is not covered by the 
Natural Community Conservation 
Plan/Habitat Conservation Plan 
(NCCP/HCP) has been identified, 
comply with the requirements of the 
Federal Endangered Species Act (FESA) 
or California Endangered Species Act 
(CESA), if applicable.  If the species or 
habitat is not protected under FESA or 
CESA, but is otherwise protected through 
the Migratory Bird Treaty Act or other 
similar regulatory act requirement, the 
Applicant shall provide suitable 
replacement habitat at a minimum of 1:1, 
and shall prepare and submit a mitigation 
plan for City approval that demonstrates 
that the replacement habitat is protected 
in perpetuity and that appropriate long-
term habitat management is provided.  
The mitigation plan shall be prepared in 
consultation with and receive the approval 
of the agency regulating the species or 
habitat (i.e., USFWS, CDFG, and the 
NCCP Non-Profit Corporation (i.e., 
Nature Reserve of Orange County 
(NROC))).  The mitigation plan shall 
include the following, at minimum: 
detailed habitat impacts; mitigation 
acreage (1:1 ratio); mitigation location (i.e., 
where the proposed conservation or 
restoration will occur); the acreage of 

Applicant   Prior to 
Issuance of a 

Grading 
Permit  

Director of 
Development 

Services  

Prior to 
Issuance of a 

Grading 
Permit 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
conservation or restoration that will be 
conducted; and how many trees/plants 
will be planted or translocated (when 
mitigating impacts to trees or rare plants); 
a planting plan and seed mixes; five-year 
maintenance and monitoring plans; 
source(s) of long-term site funding; 
conservation easements (if any); biological 
monitoring during grading activities; and 
fencing of any habitat area that would not 
be disturbed by construction.  (Source:  
OSA PEIR Mitigation Measure MM 3.4-
3) 

BIO-3 Prior to the issuance of a grading permit, 
the Applicant shall conform and comply 
with the applicable requirements of the 
Natural Community Conservation Plan 
and Habitat Conservation Plan 
(NCCP/HCP) for the County of Orange 
Central and Coastal Subregion, including 
the payment of the appropriate in-lieu fee, 
or existing IRWD non-reserve banked 
acreage as applicable, to mitigate for the 
loss of coastal sage scrub and any other 
NCCP/HCP covered habitat and species 
observed on the project site.   
 
For impacts to a Conditionally Covered 
Species (i.e., Southwestern willow 
flycatcher (Empidonas traillii extimus)), the 
Applicant shall prepare a mitigation plan.  
The mitigation plan shall be developed in 
coordination with USFWS, CDFG, and 

Applicant   Prior to 
Issuance of a 

Grading 
Permit  

Director of 
Development 

Services  

Prior to 
Issuance of a 

Grading 
Permit 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
the NCCP Non-Profit Corporation (i.e., 
Nature Reserve of Orange County 
(NROC)), and approved by the USFWS.  
The mitigation plan shall, at minimum:   
 

 Address design modifications and 
other onsite measures that are 
consistent with the project’s 
purposes, minimize impacts, and 
provide appropriate feasible 
protections; 

 
 Provide for compensatory habitat 

restoration/enhancement activities 
at an appropriate location (which 
may include land in the Reserve 
system or other open space) and 
which may include planting of 
riparian trees and shrubs and/or 
cowbird trapping; 

 
 Provide for monitoring and 

Adaptive Management of habitat, 
within the Reserve system including 
cowbird trapping, consistent with 
Chapter 5 of the NCCP/HCP.  

 
The Applicant shall also demonstrate to 
the satisfaction of the Director of 
Development Service compliance with 
the following NCCP/HCP construction 
impact avoidance measures or such 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
measure in effect at the time of 
construction: 
 
1.   To the maximum extent practicable, 

no grading of coastal sage scrub 
habitat that is occupied by nesting 
gnatcatchers shall occur during the 
breeding season (February 15 
through July 15).  It is expressly 
understood that this provision and 
the remaining provisions of these 
“construction-related minimization 
measures,” are subject to public 
health and safety considerations.  
These considerations include 
unexpected slope stabilization, 
erosion control measures, and 
emergency facility repairs.  In the 
event of such public health and 
safety circumstances, landowners or 
public agencies/utilities will provide 
United States Fish and Wildlife 
Services/California Department of 
Fish and Game (USFWS/CDFG) 
with the maximum practicable notice 
(or such notice as is specified in the 
NCCP/HCP) to allow for capture of 
gnatcatchers, and any other coastal 
sage scrub Identified Species that are 
not otherwise flushed and shall carry 
out the following measures, to the 
extent practicable, in the context of 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
the public health and safety 
considerations. 

2.  Prior to the commencement of 
grading operations or other activities 
involving significant soil disturbance, 
all areas of coastal sage scrub habitat 
to be avoided under the provisions 
of the NCCP/HCP, shall be 
identified with temporary fencing or 
other markers clearly visible to 
construction personnel.  
Additionally, prior to the 
commencement of grading 
operations or shall be conducted to 
locate gnatcatchers within 100 feet of 
the outer extent of projected soil 
disturbance activities and the 
locations of any such species shall be 
clearly marked and identified on the 
construction/grading plans. 

 
3.   A monitoring biologist, acceptable to 

USFWS/CDFG will be on site 
during any clearing of coastal sage 
scrub.  The landowner or relevant 
public agency/utility will advise 
USFWS/CDFG at least seven (7) 
calendar days (and preferably 14 
calendar days) prior to the clearing of 
any habitat occupied by Identified 
Species to allow USFWS/CDFG to 
work with the monitoring biologist 
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Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
in connection with bird flushing/ 
capture activities.  The monitoring 
biologist shall flush identified Species 
(avian or other mobile Identified 
Species) from occupied habitat areas 
immediately prior to brush-clearing 
and earth-moving activities.  If birds 
cannot be flushed, they shall be 
captured in mist nets, if feasible, and 
relocated to areas of the site to be 
protected or to the NCCP/HCP 
Reserve System.  It shall be the 
responsibility of the monitoring 
biologist to assure that Identified 
bird species will not be directly 
impacted by brush-clearing and 
earth-moving equipment in a manner 
that also allows for construction 
activities on a timely basis. 

 
4.   Following the completion of initial 

grading/earth movement activities, 
all areas of coastal sage scrub habitat 
to be avoided by construction 
equipment and personnel shall be 
marked with temporary fencing or 
other appropriate markers clearly 
visible to construction personnel.  
No construction access, parking, or 
storage of equipment or materials 
shall be permitted within such 
marked areas.  
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Responsibility Timing Monitoring 
Responsibility Timing VERIFICATION OF COMPLIANCE 

Initials Date Remarks 
5. Coastal sage scrub identified in the 

NCCP/HCP for protection and 
located within the likely dust drift 
radius of construction areas shall be 
periodically sprayed with water to 
reduce accumulated dust on the 
leaves as recommended by the 
monitoring biologist.  (Source:  OSA 
PEIR Mitigation Measure MM 3.4-2) 

BIO-4 Prior to the approval of grading plans, the 
Applicant shall prepare an application for 
fill of waters subject to the Army Corps of 
Engineers (ACOE) jurisdiction.  If 
appropriate, a streambed alteration 
agreement shall be obtained from 
California Department of Fish and Game 
(CDFG).  The Applicant shall submit an 
application to the Regional Water Quality 
Control Board (RWQCB) for a waste 
discharge requirement or waiver of waste 
discharge requirement.  The Applicant 
shall also consider any other permits from 
the ACOE, CDFG, RWQCB, or any 
other applicable regulatory agency that 
may be necessary.  (Source:  OSA PEIR 
Mitigation Measure MM 3.4-4) 

Applicant   Prior to 
Approval of 

Grading Plans  

Director of 
Development 

Services  

Prior to 
Approval of 

Grading Plans 

   

BIO-5 To the extent feasible, all vegetation 
removal activities shall be scheduled 
outside the nesting season (typically 
February 15 to August 15) to avoid 
potential impacts to nesting birds.  
However, if initial vegetation removal 
occurs during the nesting season, all 

Applicant   Prior to 
Issuance of a 

Grading 
Permit  

Director of 
Development 

Services  

Prior to 
Issuance of a 

Grading 
Permit 
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suitable habitat shall be thoroughly 
surveyed for the presence of nesting birds 
by a qualified biologist prior to 
commencement of clearing.  If any active 
nests are detected, a buffer of at least 100 
feet (300 feet for raptors) shall be 
delineated, flagged, and avoided until the 
nesting cycle is complete as determined by 
the biological monitor to minimize 
impacts.  (Source:  OSA PEIR Mitigation 
Measure MM 3.4.2) 

CULTURAL RESOURCES 
CUL-1 Prior to the issuance of a grading permit 

for any site within the project area, a 
qualified archaeologist shall be retained by 
the applicant for that grading permit to 
provide professional archaeological 
services.  The archaeologist shall be 
present at the pre-grading conference to 
establish procedures for archaeological 
resource surveillance.  Those procedures 
shall include provisions for temporarily 
halting or redirecting work permit 
sampling, identification, and evaluation of 
resources deemed by the archaeologist to 
potentially be historical resources or 
unique archaeological resources under 
CEQA.  If, before grading, any portions 
of the property subject to the grading 
permit have been identified as sites, which 
may have such resources present and may 
be impacted by development, the 
archaeologist shall conduct a site survey 

Applicant   Prior to 
Issuance of a 

Grading 
Permit; 
During 
Grading  

Director of 
Development 

Services  

Prior to 
Issuance of a 

Grading 
Permit; 
During 
Grading 
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and records search and such further 
examination as may be needed to assess 
the significance of the resources.  If the 
archaeological resource is determined to 
be a unique archaeological resource, 
options for avoidance or preservation in 
place shall be evaluated and implemented 
if feasible.  In the event that avoidance or 
preservation in place is infeasible and the 
archaeologist determines that the potential 
for significant impacts to such resources 
exists, a data recovery program shall be 
expeditiously conducted.  The 
archaeologist also shall conduct on-site 
archaeological monitoring for the grading 
operation.  Should historical resources or 
unique archaeological resources be 
discovered during the grading operation, 
grading activities shall be modified to 
allow expeditious and proper analysis 
and/or salvage of the resources.  
Disposition of the resources shall be 
within the discretion of the City of Lake 
Forest.  (Source:  OSA PEIR Mitigation 
Measure MM 3.5-1) 

CUL-2 The qualified archaeologist retained shall 
prepare monthly progress reports to be 
filed with the site developer(s) and the 
City of Lake Forest.  (Source:  OSA PEIR 
Mitigation Measure MM 3.5-2) 

Applicant   During 
Grading  

Director of 
Development 

Services  

During 
Grading 
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CUL-3 Artifacts recovered shall be prepared, 

identified, and cataloged before donation 
to the accredited repository designated by 
the City of Lake Forest.  State of 
California Guidelines for the Curation of 
Archaeological Collections shall be 
consulted regarding the treatment of 
recovered artifacts.  Any artifacts 
determined to be insignificant shall be 
offered to local schools for use in 
educational programs.  (Source:  OSA 
PEIR Mitigation Measure MM 3.5-3) 

Applicant   During 
Grading  

Director of 
Development 

Services  

During 
Grading 

   

CUL-4 The qualified archaeologist retained shall 
prepare a final report to be filed with the 
site developer(s) and the City of Lake 
Forest.  The qualified archaeologist 
retained shall prepare a final report to be 
filed with the site developer(s), the City of 
Lake Forest, and the South Central 
Coastal Information Center.  The report 
shall include a list of specimens recovered, 
documentation of each locality, 
interpretation of artifacts recovered, and 
shall include all specialists’ reports as 
appendices.  (Source:  OSA PEIR 
Mitigation Measure MM 3.5-4) 

Applicant   After Grading  Director of 
Development 

Services  

Prior to 
Issuance of an 

Occupancy 
Permit 
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CUL-5 Prior to issuance of a grading permit, a 

qualified paleontologist shall be retained 
by the site developer(s) to provide 
professional paleontological services.  
Specifically, during grading activities, the 
qualified paleontologist shall conduct on-
site paleontological monitoring for the 
project site.  Monitoring shall include 
inspection of exposed surfaces and 
microscopic examination of matrix to 
determine if fossils are present.  The 
monitor shall have authority to divert 
grading away from exposed fossils 
temporarily in order to recover the fossil 
specimens.  Cooperation and assistance 
from on-site personnel shall be provided 
to assist timely resumption of work in the 
area of the fossil discovery.  (Source:  
OSA PEIR Mitigation Measure MM 3.5-
5) 

Applicant   Prior to 
Issuance of a 

Grading 
Permit; 
During 
Grading  

Director of 
Development 

Services  

Prior to 
Issuance of a 

Grading 
Permit; 
During 
Grading 

   

CUL-6 The qualified paleontologist retained shall 
prepare monthly progress reports to be 
filed with the site developer(s) and the 
City of Lake Forest.  (Source:  OSA PEIR 
Mitigation Measure MM 3.5-6) 

Applicant   During 
Grading  

Director of 
Development 

Services  

During 
Grading 

   

CUL-7 Fossils recovered shall be prepared, 
identified, and cataloged before donation 
to the accredited repository designated by 
the City of Lake Forest.  (Source:  OSA 
PEIR Mitigation Measure MM 3.5-7) 

Applicant   During 
Grading  

Director of 
Development 

Services  

During 
Grading 
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CUL-8 The qualified paleontologist retained shall 

prepare a final report to be filed with the 
site developer(s) and the City of Lake 
Forest.  The report shall include a list of 
specimens recovered, documentation of 
each locality, interpretation of fossils 
recovered, and shall include all specialists’ 
reports as appendices.  (Source:  OSA 
PEIR Mitigation Measure MM 3.5-8) 

Applicant   During 
Grading  

Director of 
Development 

Services  

During 
Grading 

   

GEOLOGY AND SOILS 
GEO-1 Prior to approval of grading plans, the 

project shall adhere to geotechnical 
recommendations outlined in Chapter 4.0, 
General Recommendations, of the 
Geotechnical Exploration Report, prepared by 
Leighton and Associates, Inc., dated 
January 11, 2010.  Recommendations shall 
be noted on project grading plans 
and building specifications for the 
proposed Tentative Tract Map and any 
future projects proposed within the Area 
Plan.  Grading plans and building 
specifications shall be reviewed and 
approved by the Building Official.  
(Source:  OSA PEIR, Legal Requirements 
for Geology, Soils and Mineral Resources) 

Applicant  Prior to 
Approval of 

Grading Plans 

Building 
Official or 
Designee 

Prior to 
Approval of 

Grading 
Plans; 

Building 
Specifications 

   

GREENHOUSE GASES 
GHG-1 The proposed project shall include, but 

not be limited to, the following list of 
potential design features.  These features 
shall be incorporated into the project 
design to ensure consistency with adopted 
statewide plans and programs.  The 

Applicant Prior to 
Issuance of 
Building or 
Occupancy 

Permits 

City Director 
of 

Development 
Services or 
Designee 

Prior to 
Issuance of 
Building or 
Occupancy 

Permits 
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project applicant shall demonstrate the 
incorporation of the following project 
design features prior to the issuance of 
building or occupancy permits as 
applicable. 
 
Transportation 

 
 Provide pedestrian connections to 

the off-site circulation network 
(building permit).   

 Implement a trip reduction 
program, for which all employees 
shall be eligible to participate 
(occupancy permit). This measure is 
not applicable to residential uses. 

 Provide a ride sharing program, for 
which all employees shall be eligible 
to participate (occupancy permit). 
This measure is not applicable to 
residential uses. 
 

Energy Efficiency 
 

 Design buildings to be energy 
efficient, 15 percent above Title 24 
requirements (building permit). 

 The landscape plan shall utilize 
strategically placed trees that shall 
shade building walls, particularly 
those containing the most windows 
(building permit). 
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 Install high efficiency lighting, and 

energy efficient heating and cooling 
systems (building permit). 

 Reduce unnecessary outdoor 
lighting (building permit). 

 
Water Conservation and Efficiency 

 
 Install water-efficient irrigation 

systems (building permit).  
 Comply with the landscape 

sustainability measures in the 
Sustainability Development 
Regulations of the Serrano Summit 
Area Plan (building permit). 

 Install low-flow faucets and toilets 
(building permit). 

 
Solid Waste  

 
 Reuse and recycle construction 

waste (including, but not limited to, 
soil, vegetation, concrete, lumber, 
metal, and cardboard) (building 
permit). 

 Provide interior and exterior 
storage areas for recyclables and 
adequate recycling containers 
located in public areas (occupancy 
permit). 
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HAZARDS AND HAZARDOUS MATERIALS 

HAZ-1 Prior to demolition activities, an asbestos 
survey shall be conducted by a qualified 
environmental professional to determine the 
presence or absence of asbestos.  If present, 
asbestos removal shall be performed by a 
State-certified asbestos containment 
contractor in accordance with the Toxic 
Substance Control Act (TSCA), (15 U.S.C. 
Section 2601 et. seq.) Title 2 – Asbestos 
Hazard Emergency Response for handling 
asbestos. (Source:  OSA PEIR, Legal 
Requirements for Hazards and Hazardous 
Materials) 

Applicant Prior to 
Demolition 

Activities/Site 
Disturbance 

City Director of 
Development 

Services or 
Designee 

 

Prior to 
Demolition 

Activities/Site 
Disturbance 

   

HAZ-2 If during demolition of the structures, paint 
is separated from the building material (e.g., 
chemically or physically), the paint waste 
shall be evaluated independently from the 
building material by a qualified 
environmental professional to determine its 
proper management.  According to the 
Department of Toxic Substances Control, if 
paint is not removed from the building 
material during demolition (and is not 
chipping or peeling), the material may be 
disposed of as construction debris (a non-
hazardous waste).  The landfill operator 
shall be contacted in advance to determine 
any specific requirements they may have 
regarding the disposal of lead-based paint 
materials, if necessary.  (Source:  OSA 
PEIR, Legal Requirements for Hazards and 
Hazardous Materials) 

Applicant During Site 
Disturbance 

City Director of 
Development 

Services or 
Designee 

 

During Site 
Disturbance 
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HAZ-3 Prior to issuance of a grading permit, soil 

sampling shall occur within the portions 
of the project site that have historically 
been utilized for agricultural purposes and 
may contain pesticide residues in the soil, 
as determined by a qualified Phase II 
specialist.  The sampling shall determine if 
pesticide concentrations exceed 
established regulatory requirements and 
shall identify further site characterization 
and remedial activities, if necessary.  
(Source:  OSA PEIR, Legal Requirements 
for Hazards and Hazardous Materials) 

Applicant Prior to 
Issuance of a 

Grading 
Permit 

City Director 
of 

Development 
Services or 
Designee 

Prior to 
Issuance of a 

Grading 
Permit 

   

HAZ-4 At least three business days prior to any 
lane closure, the construction contractor 
shall notify the Orange County Sheriff’s 
Department (OCSD) and Orange County 
Fire Authority (OCFA), along with the 
Development Services Department, of 
construction activities that would impede 
movement (such as road or lane closures) 
along roadways immediately adjacent to 
the development area, to allow for 
uninterrupted emergency access and 
maintenance of evacuation routes.  
(Source:  OSA PEIR MM 3.7-3) 

Contractor Three 
Business Days 
Prior to Lane 

Closure 

City 
Development 

Services 
Director or 
Designee; 

Orange County 
Sheriff’s 

Department; 
Orange County 
Fire Authority 

Three 
Business Days 
Prior to Lane 

Closure 

   

HYDROLOGY AND WATER QUALITY 
HYD-1 All City landscape contractors and project 

developers shall be required, as part of 
their contract, to submit to the City a 
landscape design plan include the 
following elements: 
 

Applicant Prior to 
Issuance of a 

Building 
Permit 

City 
Development 

Services 
Director or 
Designee 

Prior to 
Issuance of a 

Building 
Permit 
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 Maximized use of climate-

appropriate plant species with 
minimum water and fertilizer 
requirements; 

 Watering shall be kept to the 
minimum necessary to maintain 
new landscaping; 

 Drip irrigation shall be used only 
until the California friendly 
landscaping is established; and 

 Minimal use of fertilizers and 
pesticides.  (Source:  OSA PEIR 
Mitigation Measure MM 3.8-2) 

HYD-2 Prior to the issuance of a grading permit, 
the Applicant shall be required to 
coordinate with the Nitrogen and 
Selenium Working Group in order to 
establish eligibility for the de minimus 
permit implemented by the Santa Ana 
Regional Water Quality Control Board.  
(Source:  OSA PEIR Mitigation Measure 
MM 3.8-3) 

Applicant Prior to 
Issuance of a 

Grading 
Permit 

City 
Development 

Services 
Director or 
Designee 

Prior to 
Issuance of a 

Grading 
Permit 

   

HYD-3 Prior to the issuance of a grading permit, 
the Applicant shall develop appropriate 
Best Management Practices, such as a 
nutrient management program, to reduce 
the amount of nutrients entering the 
watershed (see San Luis Rey Watershed 
Urban Runoff Management Program 
http://www.projectcleanwater.ord 
/html/wurmp_sanluis_rey.html for an 
example of a management program that 

Applicant Prior to 
Issuance of a 

Grading 
Permit 

City Public 
Works Director 

or Designee 

Prior to 
Issuance of a 

Grading 
Permit 

   

http://www.projectcleanwater.ord
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addresses nutrients).  In addition, a 
pesticide management program shall be 
developed to the satisfaction of the City 
to reduce the amounts of pesticides 
entering the watershed through 
minimizing the use of pesticides and 
emphasizing non-chemical controls (see 
the City of San Francisco’s Integrated Pest 
Management Program for example at 
http://www.sfgov.org/site/frame.asp?u= 
http://www.sfwater.org/).  These plans 
shall be approved by the City prior to 
issuance of a grading permit.  (Source:  
OSA PEIR Mitigation Measure MM 3.8-
4) 

NOISE 
NOI-1 Prior to grading permit issuance, the 

construction contractor shall demonstrate, 
to the satisfaction of the City of Lake 
Forest Development Services 
Department, the following: 

 
 Construction contracts shall specify 

that all construction equipment, 
fixed or mobile, shall be equipped 
with properly operating and 
maintained mufflers and other State 
required noise attenuation devices. 

 
 Construction noise reduction 

methods such as shutting off idling 
equipment, maximizing the distance 
between construction equipment 

Contractor Prior to 
Issuance of a 

Grading 
Permit   

City Director 
of 

Development 
Services or 

Designee; City 
Public Works 
Director or 
Designee 

Prior to 
Issuance of a 

Grading 
Permit   

   

http://www.sfgov.org/site/frame.asp?u=
http://www.sfwater.org/
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staging areas and nearby occupied 
uses, and use of electric air 
compressors and similar power 
tools, rather than diesel equipment, 
shall be used where feasible. 

 
 During construction, stationary 

construction equipment shall be 
placed such that emitted noise is 
directed away from sensitive noise 
receptors. 

 
 The construction contractor shall 

submit a haul plan to the City, and 
the City shall ensure the planned 
haul truck routes avoid residential 
areas to the extent feasible. 

 
 All construction entrances shall 

clearly post construction hours, 
allowable workdays, and the phone 
number of the job superintendent.  
This will allow surrounding owners 
to contact the job superintendent 
with concerns.  If the contractor 
receives a justifiable noise-related 
complaint, appropriate corrective 
actions shall be implemented and a 
report taken indicating the action 
with a copy of the report provided 
to the reporting party upon request. 
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 Construction activities shall be 

prohibited between 8:00 PM and 
7:00 AM the following day from 
Monday through Saturday, and no 
construction shall be permitted on 
Sundays and Federal holidays. 
Construction noise during the 
allowed construction time periods 
shall be exempt from the noise level 
provisions in the Noise Control 
Ordinance. 

 
(Source:  as modified from OSA 
PEIR Mitigation Measure MM 
3.10-1) 

NOI-2 The project applicant shall require by 
contract specifications that construction 
staging areas and earthmoving equipment 
shall be located as far away from occupied 
vibration and noise sensitive sites as 
possible (i.e., residential uses).  Should 
construction activities take place within 25 
feet of an occupied structure, a project 
specific vibration impact analysis shall be 
conducted.  The vibration impact analysis 
shall provide measures for minimizing 
vibration impacts that exceed 85 VdB.  
Contract specifications shall be included 
in the proposed project construction 
documents, which shall be reviewed by 
the City prior to issuance of a grading 
permit. (Source:  as modified from OSA 
PEIR Mitigation Measure MM 3.10-1) 

Applicant; 
Contractor 

Contract 
Specifications  

City Director 
of 

Development 
Services or 
Designee 

Prior to 
Issuance of a 

Grading 
Permit 
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PUBLIC SERVICES 

PUB-1 Prior to issuance of a grading permit, the 
site developers shall enter into a Secured 
Fire Protection Agreement with OCFA 
that shall ensure an adequate level of 
service is maintained in the City.  (Source:  
as modified from OSA PEIR Mitigation 
Measure MM 3.12-2) 

Site Developers Prior to 
Issuance of 

Grading 
Permit 

Orange County 
Fire Authority 

Secured Fire 
Protection 
Agreement 

Prior to 
Issuance of a 

Grading 
Permit 
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