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Welcome to the Design Review Committee Meeting. Regular meetings of the City of Orange Design Review 

Committee are held the first and third Wednesday of each month at 5:30 p.m.

Agenda Information

The agenda contains a brief general description of each item to be considered. Written materials relating to an 

item on the agenda that are provided to the Design Review Committee (DRC) after agenda packet distribution 

and within 72 hours before it is to consider the item will be made available for public inspection in the City Clerk ’s 

Office located at 300 E. Chapman Avenue, Orange, during normal business hours; at the DRC meeting; and 

made available on the City's website.

Public Participation

Design Review Committee meetings may be viewed on Spectrum Cable Channel 3 and AT&T U-verse Channel 

99 or streamed live and on-demand on the City’s website at www.cityoforange.org.

Pursuant to Government Code Section 54954.3, members of the public may address the Design Review 

Committee on any agenda items or matters within the jurisdiction of the governing body by using any of the 

following methods:

1) In-person

To speak on an item on the agenda, complete a speaker card indicating your name and address, and 

identifying the agenda item number or subject matter you wish to address. The card should be given to City 

staff prior to the start of the meeting. General comments are received during the “Public Comments” section 

at the beginning of the meeting. No action may be taken on off -agenda items unless authorized by law. Public 

Comments are limited to three (3) minutes per speaker unless a different time limit is announced. It is 

requested that you state your name for the record, then proceed to address the Committee. All speakers shall 

observe civility, decorum, and good behavior.

(Continued on page 2)
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2) Written Public Comments via e-mail or eComment

Members of the public can submit their written comments electronically for the DRC's consideration by 

emailing them to DRCpubliccomment@cityoforange.org with the subject line “Public Comment Item # (insert 

the corresponding item number)” or “Public Comment Non-agenda Item” for general public comments. The 

public can also submit written comments on the City’s eComment page by visiting the City's website and 

clicking on the eComment link for this meeting. To ensure distribution to the DRC prior to consideration of the 

agenda, we encourage the public to submit comments by 3:00 p.m. the day of the meeting. All public 

comments received for this agenda will be provided to DRC Members, posted on the City ’s website, and 

compiled as part of the record.

3) Public Comments via recorded voicemail message

Finally, the public can record their comments by calling (714) 744-7271 no later than 4:00 p.m. the day of the 

meeting. Recorded messages will not be played at the meeting, but will be provided to the Design Review 

Committee and the caller's position will be summarized in the minutes.

Please contact the City Clerk’s Office at (714) 744-5500 with any questions.

ADA Requirements: In compliance with the Americans with Disabilities Act, if you need accommodations to 

participate in this meeting, contact the Clerk's office at (714) 744-5500. Notification at least 48 hours in advance of 

meeting will enable the City to make arrangements to assure accessibility to this meeting.

REMINDER: Please silence all electronic devices while DRC is in session.

APPEAL PROCEDURE

Any final determination by the Design Review Committee may be appealed, and such appeal must be filed within 

15 calendar days after the action is taken.  This appeal shall be made in written form to the Community 

Development Department, accompanied by an initial appeal deposit of $1,000.00.

The Community Development Department, upon filing of said appeal, will set petition for public hearing before the 

City Planning Commission at the earliest possible date.

If you challenge any City of Orange decision in court, you may be limited to raising only those issues you or 

someone else raised at the public hearing described on this agenda or in written correspondence delivered to the 

Design Review Committee at, or prior to, the public hearing.
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1. OPENING/CALL TO ORDER

1.1 PLEDGE OF ALLEGIANCE

1.2 ROLL CALL

2. PUBLIC COMMENTS

Opportunity for members of the public to address the Committee on matters not listed 

on the agenda which are within the subject matter jurisdiction of the DRC, provided that 

NO action may be taken on off-agenda items unless authorized by law. Public 

Comments are limited to three (3) minutes per speaker.

3. CONSENT CALENDAR

All matters listed under the Consent Calendar are considered to be routine by the 

Design Review Committee and will be enacted by one motion.  There will be no 

separate discussion of said items unless members of the Design Review Committee, 

staff or the public request specific items removed from the Consent Calendar for 

separate action.

3.1. Approval of meeting minutes of the Design Review Committee of the City of 

Orange for the October 6, 2021 Regular Meeting.

Approve minutes as presented.

Recommended Action:

Staff Report

October 6, 2021 Regular Meeting minutes

Attachments:

4. NEW AGENDA ITEMS

4.1. Design Review No. 5051-21, North Olive Residences, 457-463 N. Olive Street

A proposal for an exterior renovation to two existing multi-family residential 

buildings. The property is a non-contributing resource within the Old Towne 

Historic District.

Final determination by the Design Review Committee.  

Recommended Action:

Staff Report

Attachment 1 - Vicinity Map

Attachment 2 - Letter of Explanation

Attachment 3 - Architectural Plans date stamped 9.29.2021

Attachment 4 - DPR Form for 457-463 N. Olive Street

Attachment 5 - Window Product Specifications

Attachments:
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4.2. Design Review No. 5028-21, Prologis Orange Logistics, located at 534 Struck 

Avenue

A proposal to demolish the existing 40,000 square foot (SF) manufacturing 

facility and redevelop the site with a 57,900 SF truck terminal that includes 52,900 

SF of warehouse space, 5,000 SF of office space, and an accessory 5,400 SF 

maintenance building.

Recommendation of approval to the Planning Commission. 

Recommended Action:

Staff Report

Attachment 1 - Vicinity Map

Attachment 2 - Development Plans

Attachment 3 - Mitigated Negative Declaration No. 1870-20

Attachments:

4.3. Design Review No. 5023-21, Chipotle Mexican Grille, 112 E. Maple Avenue

A proposal for tenant improvements for an existing restaurant space, including 

new exterior signage and creation of outdoor patio seating in an existing parking 

area. The property is a contributing resource within the Plaza Historic District.

Final determination by the Design Review Committee.  

Recommended Action:

Staff Report

Attachment 1 - Vicinity Map

Attachment 2 - Letter of Explanation

Attachment 3 - Architectural Plans date stamped 10.27.2021

Attachment 4 - DPR Form for 112 E. Maple Avenue

Attachment 5 - SMART Recommended Conditions of Approval

Attachments:

5. ADJOURNMENT

The next Regular Design Review Committee meeting will be held on Wednesday, 

November 17, 2021 at 5:30 p.m. in the Council Chamber.

I, Jessica Wang, Administrative Assistant for the City of Orange, hereby declare, under penalty of perjury, that a 

full and correct copy of this agenda was posted pursuant to Government Code Section 54950 et. seq., at the 

following locations: Orange Civic Center kiosk and Orange City Clerk's Office at 300 E. Chapman Avenue, 

Orange Main Public Library at 407 E. Chapman Avenue, Police facility at 1107 North Batavia, and uploaded to the 

City's website www.cityoforange.org. 

Date posted: October 28, 2021
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Agenda Item

Design Review Committee

Item #: 3.1. 11/3/2021 File #: 21-0556

TO: Chair and Members of the Design Review Committee

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Jessica Wang, Administrative Assistant

1. SUBJECT
Approval of meeting minutes of the Design Review Committee of the City of Orange for the October
6, 2021 Regular Meeting.

2. SUMMARY
Submitted for your consideration and approval are the minutes of the above meeting.

3. RECOMMENDED ACTION
Approve minutes as presented.

4. ATTACHMENTS
· October 6, 2021 Regular Meeting minutes.
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Approval of meeting minutes of the Design Review Committee of the City of Orange for the October
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City of Orange

Design Review Committee

October 06, 2021

MINUTES - DRAFT

1. OPENING

The Design Review Committee of the City of Orange, California convened on October 

6, 2021, at 5:30 p.m. in a Regular Meeting in the Council Chamber, 300 E. Chapman 

Avenue, Orange, California.

1.1 CALL TO ORDER

Chair Fox called the meeting to order at 5:30 p.m.

1.2 PLEDGE OF ALLEGIANCE

Committee Member McDermott led the flag salute.

1.3 ROLL CALL

Present: Fox, Imboden, McDermott, and Skorpanich
Absent: Farfan

2. PUBLIC COMMENTS

None.

3. CONSENT CALENDAR

All matters listed under the Consent Calendar are considered to be routine by the 

Design Review Committee and will be enacted by one motion.  There will be no 

separate discussion of said items unless members of the Design Review Committee, 

staff or the public request specific items removed from the Consent Calendar for 

separate action.

Items 3.1 and 3.2 were removed from the Consent Calendar for separate consideration 

by Committee Member Skorpanich.

3.1. Approval of meeting minutes of the Design Review Committee of the City of 

Orange for the September 15, 2021 Regular Meeting.

ACTION: A motion was made by Vice Chair Imboden, seconded by Committee 

Member Skorpanich to approve the September 15, 2021 meeting minutes as emended 

to staff.

The motion carried by the following vote:

Fox, Imboden, McDermott, and SkorpanichAyes:
NoneNoes:
FarfanAbsent:
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3.2. Design Review No. 5053-21, Hernandez Law Monument Sign, 924 E. Chapman 

Avenue

A proposal to install a new freestanding monument sign on a non-contributing 

property within the Old Towne Historic District.

Committee Member Skorpanich abstained from this item due to a potential conflict with 

a nearby property.

ACTION: A motion was made by Vice Chair Imboden, seconded by Committee 

Member McDermott to approve Design Review No. 5053-21, Hernandez Law 

Monument Sign.

The motion carried by the following vote:

Fox, Imboden, and McDermottAyes:
NoneNoes:
FarfanAbsent:
SkorpanichAbstain:

4. NEW AGENDA ITEMS

4.1. Design Review No. 5040-21, Hilbert Museum of California Art, 167 N. Atchison 

Street

A proposal to renovate two buildings to create a 20,275 square foot expanded 

campus for the Hilbert Museum of California Art, including partial conversion of a 

parking lot into a central courtyard, installation of new landscape and hardscape, 

and a master sign and art program.

The following spoke on behalf of the project:

• Collette Creppelle - Vice President of Campus Planning, Chapman University 

• Sharon Johnston - project architect

• Lindsay Erickson - project architect

The following spoke in opposition of the project:

• Adam Feliz, Old Towne Preservation Association

The Committee discussed the following:

• Order of precedence of architectural elements

• Paint finishes and material textural contrasts

• Intended use of the courtyard

• Banners, signage, and murals

• Treatment of abandoned arches on east elevation

• Height and placement of urban markers 

A motion was made by Committee Member Skorpanich, seconded by Committee 

Member McDermott, to recommend approval of Design Review No. 5040-21, Hilbert 

Museum of California Art to the Community Development Director subject to the 

Conditions and Findings in the staff report with a recommendation as follows:

1. The applicant shall consider lowering the height of the two urban markers on the 
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east elevation, subject to the approval of the Community Development Director.

The motion carried by the following vote:

Fox, Imboden, McDermott, and SkorpanichAyes:
NoneNoes:
FarfanAbsent:

4.2. Design Review No. 4954-18, Dental Office and Training Facility, 1936 E. Katella 

Avenue.

A proposal to demolish an existing restaurant building and construct a two-story 

dental office and training facility and related site improvements.

The following spoke on behalf of the project:

• Adam Boval - property owner

• Gaspar De la Rosa - project architect and design consultant

• Roy Leisure - project landscape architect

The Committee discussed the following:

• Trash enclosure colors and materials 

• Trellis materials

• Replacement of Mexican feather grass with a non-invasive species

A motion was made by Committee Member Skorpanich, seconded by Committee 

Member McDermott, to recommend approval to the Planning Commission, Design 

Review No. 4954-18, Dental Office and Training Facility subject to the Conditions and 

Findings in the staff report with an additional Condition as follows:

1. The applicant shall substitute the Mexican Feather Grass shrub with a non-invasive 

species prior to the issuance of building permits, subject to the approval of the 

Community Development Director. 

The motion carried by the following vote:

Fox, Imboden, McDermott, and SkorpanichAyes:
NoneNoes:
FarfanAbsent:

5. ADJOURNMENT

There being no further business, the meeting adjourned at 7:13 p.m.

The next Regular Design Review Committee meeting will be held on Wednesday, 

October 20, 2021, at 5:30 p.m. in the Council Chamber.

              _______________              

            ANNA PEHOUSHEK

        ASSISTANT COMMUNITY 

     DEVELOPMENT DIRECTOR

           DRC STAFF LIAISON
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Agenda Item

Design Review Committee

Item #: 4.1. 11/3/2021 File #: 21-0588

TO: Chair and Members of the Design Review Committee

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Kelly Ribuffo, Associate Planner - Historic Preservation

1. SUBJECT
Design Review No. 5051-21, North Olive Residences, 457-463 N. Olive Street

2. SUMMARY
Final determination by the Design Review Committee.

The applicant proposes an exterior renovation to two existing multi-family residential buildings. The
property is a non-contributing resource within the Old Towne Historic District.

3. BACKGROUND INFORMATION
Applicant/Owner: Seaview Company

Property Location: 457-463 N. Olive Street

General Plan Designation: Low Density Residential (LDR)

Zoning Classification: Duplex Residential (R-2-6)

Existing Development: Four unit multi-family complex consisting of a single-
story building and a two-story building totaling 3,093
square feet and a 800 square foot attached garage

Associated Application: Accessory Dwelling Unit No. 0066-21

Previous DRC Project Review: None

4. PROJECT DESCRIPTION
The applicant proposes an exterior renovation to two existing multi-family residential buildings.
Design details of the project include:

· Add new decorative gables to existing hip roof on both buildings.

· Add new wood board and batten siding to the street-facing elevations of both buildings.

· Replace existing windows with new fiberglass clad wood windows with exterior applied muntin
bars.

· Install new solid core wood entry doors for all units.

· Demolish the existing cast concrete and steel staircase and construct a new wood frame and
City of Orange Printed on 10/28/2021Page 1 of 4
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Item #: 4.1. 11/3/2021 File #: 21-0588

· Demolish the existing cast concrete and steel staircase and construct a new wood frame and
plaster staircase for the rear two-story building.

The project meets all of the development standards for the R-2-6 zoning district. A separate
application for creation of an Accessory Dwelling Unit (ADU) within the existing attached garage of
the rear building is currently under review by Planning staff. Details of the location and floor plan are
provided for reference only.

5. EXISTING SITE
The project site is a four-plex residential development constructed in 1966. There are two dwelling
units in the front single-story building and two dwelling units in the rear two-story building, with
attached garages in both buildings.

6. EXISTING AREA CONTEXT
The property is located mid-block on the east side of N. Olive Street between W. Sycamore Avenue
and W. Walnut Avenue. The block is within the boundaries of the Old Towne Historic District and
within the historic Cypress Street Barrio neighborhood. Surrounding properties represent a mix of
single and multi-family residential, with the project site one of three similar four-plex properties in a
row on the same side of the street.

7. ANALYSIS AND STATEMENT OF THE ISSUES
Staff has not identified any issue items for this project. Overall, the proposed project complies with
the standards for non-historic buildings within the Old Towne Historic District. The proposed exterior
renovation adds new design elements, including roof gables and board and batten siding, which are
compatible with the existing form of the buildings and reference the mid-century date of construction
of the property. No additions are proposed to either building, therefore the mass and scale of the
existing development will not increase or have any additional impact on the scale of development
along N. Olive Street.

8. ADVISORY BOARD RECOMMENDATION
None.

9. PUBLIC NOTICE
None.

10. ENVIRONMENTAL REVIEW
Categorical Exemptions: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 - Existing
Facilities) because the project consists of alterations to an existing multi-family property with no
expansions to building size.

11. STAFF RECOMMENDATION AND REQUIRED FINDINGS
Findings for DRC applications come from four sources:

· The Orange Municipal Code

· The Infill Residential Design Guidelines

· The Historic Preservation Design Standards for Old Towne (commonly referred to the Old
Towne Design Standards or OTDS)

· Orange Eichler Design Standards (or OEDS)

The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC approve the project with
City of Orange Printed on 10/28/2021Page 2 of 4
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statements in support of such Findings, staff recommends the DRC approve the project with
recommended conditions.

· In the Old Towne Historic District, the proposed work conforms to the prescriptive standards
and design criteria referenced and/or recommended by the DRC or other reviewing body for
the project (OMC 17.10.070.G.1).

The project as proposed conforms to the requirements of the Historic Preservation Design
Standards for Old Towne. No additions are proposed to the buildings that would increase the
mass and scale of the existing development. Materials and finishes proposed for the exterior
renovation are allowable for non-historic properties within the historic district. Furthermore, the
simple architectural design is compatible with the existing buildings and does not compete with
or diminish the architectural importance of the contributing historic properties on N. Olive
Street.

· In any National Register Historic District, the proposed work complies with the Secretary of the
Interior’s standards and guidelines (OMC 17.10.07.G.2).

The subject property is not a contributing resource to the National Register-listed Old Towne
Historic District. However, the property is adjacent to historic properties and therefore was
evaluated based on its potential to affect the setting of the streetscape along N. Olive Street.

The proposed project does not adversely impact the integrity of the historic character of the
Old Towne Historic District. The project maintains the existing development pattern of the site
as no additions are proposed to either existing building. Building improvements are within a
similar palette of materials, mass and scale of adjacent development. The simple architectural
design of the exterior renovation is compatible with the existing buildings and does not
compete with or diminish the architectural importance of the contributing historic properties on
N. Olive Street.

· The project design upholds community aesthetics through the use of an internally consistent,
integrated design theme and is consistent with all adopted specific plans, applicable design
standards, and their required findings (OMC 17.10.07.G.3).

The proposed project complies with the Historic Preservation Design Standards for Old Towne.
The design of the exterior renovation is a contemporary application of design features used
during the mid-century period when the project site was developed and complement the
existing architecture of the buildings. Furthermore, materials and finishes proposed are
allowable for non-historic properties within the historic district and will not detract from the
historic setting of the neighborhood.
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12. CONDITIONS
The approval of this project is subject to the following conditions:

1. This project is approved as a precise plan. All work shall conform in substance and be
maintained in general conformance with the plans included as Attachment 3 (date stamped
September 29, 2021) of this report, including modifications required by the conditions of
approval, and as recommended for approval by the Design Review Committee. Any changes
from the approved plans shall be subject to subsequent review and approval by the Design
Review Committee.

2. After any application has been approved, if changes are proposed regarding the location or
alteration of any use or structure, a changed plan may be submitted to the Community
Development Director for approval. If the Community Development Director determines that
the proposed change complies with the provisions and the spirit and intent of the approval
action, and that the action would have been the same for the changed plan as for the
approved plan, the Community Development Director may approve the changed plan without
requiring a new public meeting.

3. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents and
employees from any and all liability or claims that may be brought against the City arising out
of its approval of this permit, save and except that caused by the City’s active negligence.

4. The final approved conditions of approval shall be reprinted on the first or second page of the
construction documents when submitting to the Building Division for the plan check process.

5. Construction permits shall be obtained for all future construction work, as required by the City
of Orange Building Division. Failure to obtain the required building permits will be cause for
revocation of this permit.

6. If not utilized, project approval expires 24 months from the approval date. Extensions of time
may be granted in accordance with OMC Section 17.08.060

13. ATTACHMENTS
· Attachment 1 - Vicinity Map

· Attachment 2 - Letter of Explanation

· Attachment 3 - Architectural Plans date stamped 9/29/2021

· Attachment 4 - DPR Form for 457-463 N. Olive Street

· Attachment 5 - Window Product Specifications
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Item #: 4.1. 11/3/2021 File #: 21-0588

TO: Chair and Members of the Design Review Committee
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· Demolish the existing cast concrete and steel staircase and construct a new wood frame and
plaster staircase for the rear two-story building.

The project meets all of the development standards for the R-2-6 zoning district. A separate
application for creation of an Accessory Dwelling Unit (ADU) within the existing attached garage of
the rear building is currently under review by Planning staff. Details of the location and floor plan are
provided for reference only.

5. EXISTING SITE
The project site is a four-plex residential development constructed in 1966. There are two dwelling
units in the front single-story building and two dwelling units in the rear two-story building, with
attached garages in both buildings.

6. EXISTING AREA CONTEXT
The property is located mid-block on the east side of N. Olive Street between W. Sycamore Avenue
and W. Walnut Avenue. The block is within the boundaries of the Old Towne Historic District and
within the historic Cypress Street Barrio neighborhood. Surrounding properties represent a mix of
single and multi-family residential, with the project site one of three similar four-plex properties in a
row on the same side of the street.

7. ANALYSIS AND STATEMENT OF THE ISSUES
Staff has not identified any issue items for this project. Overall, the proposed project complies with
the standards for non-historic buildings within the Old Towne Historic District. The proposed exterior
renovation adds new design elements, including roof gables and board and batten siding, which are
compatible with the existing form of the buildings and reference the mid-century date of construction
of the property. No additions are proposed to either building, therefore the mass and scale of the
existing development will not increase or have any additional impact on the scale of development
along N. Olive Street.

8. ADVISORY BOARD RECOMMENDATION
None.

9. PUBLIC NOTICE
None.

10. ENVIRONMENTAL REVIEW
Categorical Exemptions: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per State CEQA Guidelines 15301 (Class 1 - Existing
Facilities) because the project consists of alterations to an existing multi-family property with no
expansions to building size.

11. STAFF RECOMMENDATION AND REQUIRED FINDINGS
Findings for DRC applications come from four sources:

· The Orange Municipal Code

· The Infill Residential Design Guidelines

· The Historic Preservation Design Standards for Old Towne (commonly referred to the Old
Towne Design Standards or OTDS)

· Orange Eichler Design Standards (or OEDS)

The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC approve the project with
City of Orange Printed on 10/28/2021Page 2 of 4
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Item #: 4.1. 11/3/2021 File #: 21-0588

statements in support of such Findings, staff recommends the DRC approve the project with
recommended conditions.

· In the Old Towne Historic District, the proposed work conforms to the prescriptive standards
and design criteria referenced and/or recommended by the DRC or other reviewing body for
the project (OMC 17.10.070.G.1).

The project as proposed conforms to the requirements of the Historic Preservation Design
Standards for Old Towne. No additions are proposed to the buildings that would increase the
mass and scale of the existing development. Materials and finishes proposed for the exterior
renovation are allowable for non-historic properties within the historic district. Furthermore, the
simple architectural design is compatible with the existing buildings and does not compete with
or diminish the architectural importance of the contributing historic properties on N. Olive
Street.

· In any National Register Historic District, the proposed work complies with the Secretary of the
Interior’s standards and guidelines (OMC 17.10.07.G.2).

The subject property is not a contributing resource to the National Register-listed Old Towne
Historic District. However, the property is adjacent to historic properties and therefore was
evaluated based on its potential to affect the setting of the streetscape along N. Olive Street.

The proposed project does not adversely impact the integrity of the historic character of the
Old Towne Historic District. The project maintains the existing development pattern of the site
as no additions are proposed to either existing building. Building improvements are within a
similar palette of materials, mass and scale of adjacent development. The simple architectural
design of the exterior renovation is compatible with the existing buildings and does not
compete with or diminish the architectural importance of the contributing historic properties on
N. Olive Street.

· The project design upholds community aesthetics through the use of an internally consistent,
integrated design theme and is consistent with all adopted specific plans, applicable design
standards, and their required findings (OMC 17.10.07.G.3).

The proposed project complies with the Historic Preservation Design Standards for Old Towne.
The design of the exterior renovation is a contemporary application of design features used
during the mid-century period when the project site was developed and complement the
existing architecture of the buildings. Furthermore, materials and finishes proposed are
allowable for non-historic properties within the historic district and will not detract from the
historic setting of the neighborhood.
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12. CONDITIONS
The approval of this project is subject to the following conditions:

1. This project is approved as a precise plan. All work shall conform in substance and be
maintained in general conformance with the plans included as Attachment 3 (date stamped
September 29, 2021) of this report, including modifications required by the conditions of
approval, and as recommended for approval by the Design Review Committee. Any changes
from the approved plans shall be subject to subsequent review and approval by the Design
Review Committee.

2. After any application has been approved, if changes are proposed regarding the location or
alteration of any use or structure, a changed plan may be submitted to the Community
Development Director for approval. If the Community Development Director determines that
the proposed change complies with the provisions and the spirit and intent of the approval
action, and that the action would have been the same for the changed plan as for the
approved plan, the Community Development Director may approve the changed plan without
requiring a new public meeting.

3. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents and
employees from any and all liability or claims that may be brought against the City arising out
of its approval of this permit, save and except that caused by the City’s active negligence.

4. The final approved conditions of approval shall be reprinted on the first or second page of the
construction documents when submitting to the Building Division for the plan check process.

5. Construction permits shall be obtained for all future construction work, as required by the City
of Orange Building Division. Failure to obtain the required building permits will be cause for
revocation of this permit.

6. If not utilized, project approval expires 24 months from the approval date. Extensions of time
may be granted in accordance with OMC Section 17.08.060

13. ATTACHMENTS
· Attachment 1 - Vicinity Map

· Attachment 2 - Letter of Explanation

· Attachment 3 - Architectural Plans date stamped 9/29/2021

· Attachment 4 - DPR Form for 457-463 N. Olive Street

· Attachment 5 - Window Product Specifications
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Site Plan Keynotes
1.01 (E) Wood fence to remain
1.02 (E) CMU wall to remain
1.03 Outline of adjacent structure
1.04 Proposed location of (N) HVAC condenser
2.01 Dashed line represents roof overhang above
2.03 Remove (E) precast concrete tread and steel framed staircase and associated railing.
2.10 Dashed line represents overhang of floor above.
2.16 (N) Concrete & wood framed exterior staircase w/ wrought iron railing
2.17 (N) Wood framed exterior column
Typ. Typical unless noted otherwise

Site Plan Legend

SCALE: 1"   = 10'2 Proposed Site Plan
SCALE: 1"   = 10'1 Existing Site Plan

Vicinity Map

Project Address:
457-463 N. Olive St.,
Orange CA 92866

Project Information
OWNER:    Seaview Company
     683 N. Eckhoff St., Orange CA 92868
     Contact: Matt Brown
     PH: 714.403.5665
     EM: mbrown@seaviewcompany.com

APPLICANT:    DSEA, Inc.
     145 S. Olive St. Orange, CA 92866
     Contact: Tom Aldrich
     PH: PH: 714.639.3958
     E: taldrich@dseainc.com

PROJECT ADDRESS:  457-463 N. Olive St., Orange CA 92866

PROJECT DESCRIPTION:
 
 This project involves the conversion of an existing 3-car garage area to a 1-bedroom / 1-bath
accessory dwelling unit, remodeling and reconfiguring the existing apartment units and making exterior
improvements to the buildings. The new accessory dwelling unit will be located entirely within the existing
structure.
 Exterior work involves enhancing the existing facade with different siding materials, new windows,
some minor renovations to the existing roof forms at both buildings and constructing an enhanced staircase up
to the second story apartment at the rear of the property to replace the existing deteriorated staircase.
 Interior renovations include reconfiguring some interior walls and remodeling the kitchen and bath
areas at the rear building. Both existing units at the rear building will have a bathroom added. The front
building will only have cosmetic improvements made to the interior with new kitchen cabinets, new bath
fixtures and other finishes.

APN#:     039-144-04

ZONE:     R-2-6

EXISTING LOT AREA:  6,610 sq.ft.

PROPOSED USE:   No change to existing use

OCCUPANCY GROUP:  R2

CONSTRUCTION TYPE:  V-B (Non-Sprinklered)

PARKING:    (2) On-Site parking spaces
     (4) Enclosed garage parking spaces

STORIES:    (E) (2) Story

EXISTING AREA:   (E) Residences     3,093 sq.ft.
     (E) Garages         800 sq.ft.
     Total       3,893 sq.ft.

PROPOSED AREA:   Proposed ADU (Converted)       592 sq.ft.
     (E) Residence      3,093 sq.ft.
     (E) Garage         208 sq.ft.
     Total       3,893 sq.ft.

LOT COVERAGE:   2.627 sq.ft. / 6,610 sq.ft.= .40 
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Kitchen
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Bedroom
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Kitchen

Living

(N) Non-rated ext. wall assembly. Vert. board and batten
o/ 1/2" plywood o/ 2x4 wood studs @ 16"o.c.

(N) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

(E) Non-rated ext. wall assembly. Vert. board and
batten o/ 1/2" plywood o/ 2x4 wood studs @ 16"o.c.

(E) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

Window. Refer to Window Schedule for more information.

Door. Refer to Door Schedule for more information.

Standard 120V Duplex receptacle. Mount at 16" A.F.F. to
centerline U.O.N.

120V Weatherproof duplex receptacle with ground fault
circuit interruptor protection. Mount at 16" A.F.F. to
centerline U.O.N.

Standard 120V Quadplex receptacle. Mount at 16" A.F.F.
to centerline U.O.N.

Computer data line. Mount at 16" A.F.F. to centerline
U.O.N.

Telephone line. Mount at 16" A.F.F. to centerline U.O.N.

T.V. cable. Mount at 16" A.F.F. to centerline U.O.N.

Demolition Plan Keynotes
2.01 Dashed line represents roof overhang above
2.02 Remove hatched portion of roof eave.
2.03 Remove (E) precast concrete tread and steel framed staircase and associated railing.
2.04 Remove and replace (E) window. Refer to Exterior Elevations for additional information.
2.05 Remove and replace (E) door & frame. Refer to Exterior Elevations for additional information.
2.06 Remove and replace (E) kitchen cabinets and appliances per owner selection.
2.07 Remove portion of (E) wall for new door/window
2.08 Remove (E) garage door and infill wall
2.10 Dashed line represents overhang of floor above.
2.11 Remove (E) interior wall assembly
2.12 Remove & replace (E) bathroom fxtures.
2.13 Remove (E) water heater. Replace w/ exterior mounted tankless water heater.
2.22 Remove (E) beam.

N

SCALE: 1/4"   =    1'-0"1 First Floor Demolition Plan

Plan Legend
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(N) Non-rated ext. wall assembly. Vert. board and batten
o/ 1/2" plywood o/ 2x4 wood studs @ 16"o.c.

(N) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

(E) Non-rated ext. wall assembly. Vert. board and
batten o/ 1/2" plywood o/ 2x4 wood studs @ 16"o.c.

(E) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

Window. Refer to Window Schedule for more information.

Door. Refer to Door Schedule for more information.

Standard 120V Duplex receptacle. Mount at 16" A.F.F. to
centerline U.O.N.

120V Weatherproof duplex receptacle with ground fault
circuit interruptor protection. Mount at 16" A.F.F. to
centerline U.O.N.

Standard 120V Quadplex receptacle. Mount at 16" A.F.F.
to centerline U.O.N.

Computer data line. Mount at 16" A.F.F. to centerline
U.O.N.

Telephone line. Mount at 16" A.F.F. to centerline U.O.N.

T.V. cable. Mount at 16" A.F.F. to centerline U.O.N.

Demolition Plan Keynotes
2.01 Dashed line represents roof overhang above
2.02 Remove hatched portion of roof eave.
2.03 Remove (E) precast concrete tread and steel framed staircase and associated railing.
2.04 Remove and replace (E) window. Refer to Exterior Elevations for additional information.
2.05 Remove and replace (E) door & frame. Refer to Exterior Elevations for additional information.
2.06 Remove and replace (E) kitchen cabinets and appliances per owner selection.
2.09 Hatched area represents portion of roof to be modified.
2.11 Remove (E) interior wall assembly
2.12 Remove & replace (E) bathroom fxtures.

N

SCALE: 1/4"   =    1'-0"1 Second Floor Demolition Plan

Plan Legend
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(N) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

(E) Non-rated ext. wall assembly. Vert. board and
batten o/ 1/2" plywood o/ 2x4 wood studs @ 16"o.c.

(E) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

Window. Refer to Window Schedule for more information.

Door. Refer to Door Schedule for more information.

Standard 120V Duplex receptacle. Mount at 16" A.F.F. to
centerline U.O.N.

120V Weatherproof duplex receptacle with ground fault
circuit interruptor protection. Mount at 16" A.F.F. to
centerline U.O.N.

Standard 120V Quadplex receptacle. Mount at 16" A.F.F.
to centerline U.O.N.

Computer data line. Mount at 16" A.F.F. to centerline
U.O.N.

Telephone line. Mount at 16" A.F.F. to centerline U.O.N.

T.V. cable. Mount at 16" A.F.F. to centerline U.O.N.

Proposed Floor Plan Keynotes
2.01 Dashed line represents roof overhang above
2.10 Dashed line represents overhang of floor above.
2.14 Location of (N) wall mounted tankless water heater.
2.15 (N) Accessory Dwelling Unit entirely within (E) garage area.
2.16 (N) Concrete & wood framed exterior staircase w/ wrought iron railing
2.19 (N) Clad wood window w/ divided lites in (E) opening.
2.20 (N) Solid core wood entry door.

N

SCALE: 1/4"   =    1'-0"1 Proposed First Floor Plan

Plan Legend
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(N) Non-rated ext. wall assembly. Vert. board and batten
o/ 1/2" plywood o/ 2x4 wood studs @ 16"o.c.

(N) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

(E) Non-rated ext. wall assembly. Vert. board and
batten o/ 1/2" plywood o/ 2x4 wood studs @ 16"o.c.

(E) Non-rated int. wall assembly. 2x4 wood studs @
16"o.c.

Window. Refer to Window Schedule for more information.

Door. Refer to Door Schedule for more information.

Standard 120V Duplex receptacle. Mount at 16" A.F.F. to
centerline U.O.N.

120V Weatherproof duplex receptacle with ground fault
circuit interruptor protection. Mount at 16" A.F.F. to
centerline U.O.N.

Standard 120V Quadplex receptacle. Mount at 16" A.F.F.
to centerline U.O.N.

Computer data line. Mount at 16" A.F.F. to centerline
U.O.N.

Telephone line. Mount at 16" A.F.F. to centerline U.O.N.

T.V. cable. Mount at 16" A.F.F. to centerline U.O.N.

Proposed Floor Plan Keynotes
2.01 Dashed line represents roof overhang above
2.16 (N) Concrete & wood framed exterior staircase w/ wrought iron railing
2.17 (N) Wood framed exterior column
2.18 Reconfigured unit with added bathroom.
2.19 (N) Clad wood window w/ divided lites in (E) opening.
2.20 (N) Solid core wood entry door.
4.01 (E) Comp. asphalt shingle roof to remain. Patch & repair as required.
4.02 Shaded portion represents (N) roof area w/ comp. asphalt shingles to match (E).
4.03 (N) entry canopy roof w/ comp. asphalt shingles to match (E).

N

SCALE: 1/4"   =    1'-0"1 Proposed Second Floor Plan

Plan Legend
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North Olive Street
Proposed Roof Plan
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A-6Remodel and Garage to Accessory Dwelling Unit Conversion
457-463 N. Olive St., Orange CA 92866

145 S. Olive Street
Orange, CA 92866
PH: 714.639.3958

EM: dely@dseainc.com
Printed on 9/28/2021
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Proposed Floor Plan Keynotes
4.01 (E) Comp. asphalt shingle roof to remain. Patch & repair as required.
4.02 Shaded portion represents (N) roof area w/ comp. asphalt shingles to match (E).

SCALE: 1/4"   =    1'-0"1 Proposed Roof Plan
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Existing Exterior Elevations
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A-7Remodel and Garage to Accessory Dwelling Unit Conversion
457-463 N. Olive St., Orange CA 92866

145 S. Olive Street
Orange, CA 92866
PH: 714.639.3958

EM: dely@dseainc.com
Printed on 9/28/2021

3 2 1.2 1 4 3 2 1

2.04

2.04

2.04
2.04

2.04

2.05

2.03

A B C D

2.03

2.042.04

2.052.05

E F G

2.082.08

2.03

2.042.04

Existing Exterior Elevation Keynotes
2.03 Remove (E) precast concrete tread and steel framed staircase and associated railing.
2.04 Remove and replace (E) window. Refer to Exterior Elevations for additional information.
2.05 Remove and replace (E) door & frame. Refer to Exterior Elevations for additional information.
2.08 Remove (E) garage door and infill wall

SCALE: 1/4"   =    1'-0"1 Existing North Exterior Elevation

SCALE: 1/4"   =    1'-0"2 Existing West Exterior Elevation View From Street
SCALE: 1/4"   =    1'-0"3 Existing West Exterior Elevation Of Rear Building
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Existing Exterior Elevations
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A-8Remodel and Garage to Accessory Dwelling Unit Conversion
457-463 N. Olive St., Orange CA 92866

145 S. Olive Street
Orange, CA 92866
PH: 714.639.3958

EM: dely@dseainc.com
Printed on 9/28/2021

1 2 3 4 1 1.2 2 3
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2.042.05

2.05 2.04

2.04

2.042.04

G F E

2.03
2.04

2.05

D C B A

2.04

Existing Exterior Elevation Keynotes
2.03 Remove (E) precast concrete tread and steel framed staircase and associated railing.
2.04 Remove and replace (E) window. Refer to Exterior Elevations for additional information.
2.05 Remove and replace (E) door & frame. Refer to Exterior Elevations for additional information.

SCALE: 1/4"   =    1'-0"1 Existing South Exterior Elevation

SCALE: 1/4"   =    1'-0"2 Existing East Exterior Elevation of Eastern Building
SCALE: 1/4"   =    1'-0"3 Existing East Exterior Elevation Of Western Building
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Proposed Exterior Elevations
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A-9Remodel and Garage to Accessory Dwelling Unit Conversion
457-463 N. Olive St., Orange CA 92866

145 S. Olive Street
Orange, CA 92866
PH: 714.639.3958

EM: dely@dseainc.com
Printed on 9/28/2021
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5.065.06
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2.202.192.19
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5.065.06

4.01
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2.17

Proposed Exterior Elevation Keynotes
2.17 (N) Wood framed exterior column
2.19 (N) Clad wood window w/ divided lites in (E) opening.
2.20 (N) Solid core wood entry door.
2.21 (N) Clad wood window w/ divided lites in (N) opening.
4.01 (E) Comp. asphalt shingle roof to remain. Patch & repair as required.
4.02 Shaded portion represents (N) roof area w/ comp. asphalt shingles to match (E).
5.01 (E) Ext. plaster to remain. Paint.
5.02 Replace ext. plaster w/ board and batten siding.
5.03 Wrought iron railing
5.04 Exterior light fixture selected by owner
5.05 Exterior plaster finish o/ concrete and wood framed staircase.
5.06 Board and batten o/ (N) exterior wood columns

SCALE: 1/4"   =    1'-0"1 Proposed North Exterior Elevation

SCALE: 1/4"   =    1'-0"2 Proposed West Exterior Elevation View From Street
SCALE: 1/4"   =    1'-0"3 Proposed West Exterior Elevation Of Eastern Building
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Proposed Exterior Elevations
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A-10Remodel and Garage to Accessory Dwelling Unit Conversion
457-463 N. Olive St., Orange CA 92866

145 S. Olive Street
Orange, CA 92866
PH: 714.639.3958

EM: dely@dseainc.com
Printed on 9/28/2021
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Proposed Exterior Elevation Keynotes
2.14 Location of (N) wall mounted tankless water heater.
2.17 (N) Wood framed exterior column
2.19 (N) Clad wood window w/ divided lites in (E) opening.
2.20 (N) Solid core wood entry door.
4.01 (E) Comp. asphalt shingle roof to remain. Patch & repair as required.
4.02 Shaded portion represents (N) roof area w/ comp. asphalt shingles to match (E).
5.01 (E) Ext. plaster to remain. Paint.
5.02 Replace ext. plaster w/ board and batten siding.
5.03 Wrought iron railing
5.04 Exterior light fixture selected by owner
5.05 Exterior plaster finish o/ concrete and wood framed staircase.
5.07 (N) canopy o/ entryway
5.08 (N) sliding door in (N) opening
5.09 (E) slab garage door to remain.

SCALE: 1/4"   =    1'-0"1 Proposed South Exterior Elevation

SCALE: 1/4"   =    1'-0"2 Proposed East Exterior Elevation of Eastern Building
SCALE: 1/4"   =    1'-0"3 Proposed East Exterior Elevation Of Western Building
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Perspective Renderings of Proposed Design
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A-11Remodel and Garage to Accessory Dwelling Unit Conversion
457-463 N. Olive St., Orange CA 92866

145 S. Olive Street
Orange, CA 92866
PH: 714.639.3958

EM: dely@dseainc.com
Printed on 9/28/2021

View from Southwest Corner Looking East View from South Driveway Looking East

View from Southeast Corner Looking Northwest View from South Looking Northeast

View from South looking North View From Northwest Looking Southwest
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A-12Remodel and Garage to Accessory Dwelling Unit Conversion
457-463 N. Olive St., Orange CA 92866

145 S. Olive Street
Orange, CA 92866
PH: 714.639.3958

EM: dely@dseainc.com
Printed on 9/28/2021

View From Southwest Corner of Site Looking East View From North Side of Site Between Buildings
Looking West Towards Western Building

View From North Side of Site Between Buildings Looking East Towards Eastern Building

View From Middle of Site Between Buildings Looking West Towards Western Building View From Southeast Corner of Site Looking West View From Northeast Corner of Site Looking WestView of Deteriorated Staircase
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6" Min.

1'-4" Roof Overhang

Composite asphalt shingles, use class 'A' min. Install
per manufacturer's req's and per ICC-ESR 1389

#30 Roofing felt o/ plywood. Lap o/ flashing.

1x T&G Wood decking o/ plywood.
Paint to match fascia

20GA G.I. flashing w/ 1/2"
hemmed edge. paint to
match fascia

2x4 Roof rafter

2x6 Fascia. Paint

Vert. board and batten o/ (2) layers
bldg. paper o/ plywood sheathing or
7/8" ext. plaster where occurs

1'-4" Roof Overhang

6" Min.

Composite asphalt shingles, use class 'A' min. Install
per manufacturer's req's and per ICC-ESR 1389

#30 Roofing felt o/ plywood. Lap o/ flashing.

1x T&G Wood decking o/ plywood.
Paint to match fascia.

20GA G.I. flashing w/ 1/2"
hemmed edge. paint to
match fascia

2x4 Roof rafter

2x6 Fascia. Paint

Vert. board and batten o/ (2) layers
bldg. paper o/ plywood sheathing or
7/8" ext. plaster where occurs

DOOR SCHEDULE

ID

101

102

103

104

105

106

107

108

109

201

202

203

204

205

206

207

208

209

210

SIZE

WIDTH

3'

3'

3'

2'-8"

2'

4'-6"

2'-4"

3'

6'

3'

2'

2'-4"

4'-6"

4'-6"

2'-4"

2'-4"

2'-4"

2'

2'-4"

HEIGHT

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

6'-8"

MATERIAL

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

WOOD

NOTES

Solid Core 6 Panel Door Style

Solid Core 6 Panel Door Style

Solid Core 6 Panel Door Style

Solid Core 6 Panel Door Style

Sliding Glass Door with External Wood Muntins

Solid Core 6 Panel Door Style

WINDOW SCHEDULE
ID
101

102

103

104

105

106

107

108

109

110

111

112

113

201

202

203

204

205

206

207

208

WIDTH
6'-8"

5'

4'

6'

4'

6'

5'

5'

6'-8"

6'

3'

5'

7'

6'

6'

6'

6'

6'

4'

6'

6'

HEIGHT
5'

5'

2'

3'

2'

3'

5'

5'

4'

3'-6"

3'

5'

4'

4'

5'

5'

4'

3'

2'

3'

3'

TYPE
Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

Sliding

MATERIAL
Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

Fiberglass Clad Wood

NOTES
Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

Externally Applied Muntin at Divided Lite

SCALE: 3"       =    1'-0"1 Roof at Eave
SCALE: 3"       =    1'-0"2 Roof at Rake

3 Proposed Door Schedule 4 Proposed Window Schedule
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State of California - The Resources Agency

DEPARTMENT OF PARKS AND RECREATION

PRIMARY RECORD

Page 1  of

*b. USGS 7.5' Quad: Date: T R 1/4 of 1/4 of Sec B.M.

d. UTM: mE/ mN

e. Other Locational Data:

P1. Other Identifier:

*P2. Location:

c. Address: 457 Zip: 92866

(Give more than one for large and/or linear resources)

(Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boudnaries.  Continues on Pg.3.)

; ; ;

Zone '

and (P2b and P2c or P2d.  Attach a location map as necessary.)

City:463- N OLIVE Orange

*P3a. Description:

*P3b. Resource Attributes:
(List attributes and codes)

Reconnaissance

(Describe)

(Cite survey report and other sources, or enter "none.")

*Attachments: Continuation Sheet(s) Building, Structure, and Object Record

 (Name, affiliation, and address)

 (View, date, accession #)

*P6. Date Constructed/ Age and Source:

D. Gest, P. LaValley, D. 

Matsumoto

*P7. Owner and Address:

*P8: Recorded by:

*P10. Survey Type:

*P11. Report Citation:

DPR 523A (1/95) *Required Information

*Resource Name or #: OLIVE_N_457-463__APN_039-144-04

(Assigned by Recorder)

*P9. Date Recorded:

May, 2005

1966

Primary #

HRI # 112102

Date:

NRHP Status Code 6Z

Trinomial ORA

Other Listings:

Review Code: Reviewer:

Orange *a. County:

P5b. Description of Photo:

Unrestricted

3

Site*P4. Resources Present: Building Object Element of District Other (Isolates, etc.)DistrictStructure

Not for Publication

District Record

Photograph Record

Location Map

Artifact Record

Archaeological Record

NONE

Linear Feature Record Rock Art RecordMilling Station Record

Other (List):

Materials: Frame - Stucco or plaster

ST

Chattel Architecture

13417 Ventura Blvd.

Sherman Oaks, CA  91423

PrehistoricHistoric Both

                                       

,#

2005

Orange County Assessor Records (2005). Chattel Architecture (2005) 

Historic Resources Survey. AEGIS (1991) Historic Building Inventory 

Update.
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B1. Historic Name: Unknown

B3. Original Use: RES B4. Present Use: RES

*B5. Architectural Style: Contemporary

*B6. Construction History: (Construction date, atlerations, and date of alterations) Date of Construction: 1966

*B9. Architect or Builder: Unknown

Period of Significance: Old Towne: Postwar Development (c. 1945-1975)

*B10. Significance: Property Type: Residence

(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Also address integrity.  Continues on Pg.4.)

*B8. Related Features:

Date: Original Location:*B7. Moved?

ArchitectureTheme: Area: City of Orange

Structural Integrity:

(List attributes and codes)

*Date of Evaluation: September, 2005

B11. Additional Resource Attributes:

(This space reserved for official comments.)

*B14. Evaluator: Robert Chattel

B13. Remarks:

State of California - The Resources Agency

DEPARTMENT OF PARKS AND RECREATION

BUILDING, STRUCTURE, AND OBJECT RECORD

*B12. References:

*NRHP Status Code 6Z

Primary #

HRI # 112102

YesNo Unknown

Page 2  of 3 *Resource Name or #: OLIVE_N_457-463__APN_039-144-04

(Assigned by Recorder)

PrehistoricHistoric Both

B2. Common Name:

Applicable Criteria: N/A

Orange Daily News.

(Sketch Map with North arrow required.)

DPR 523B (1/95) *Required Information

             Opportunities:

Status change since 1991 Survey:  None.

Site Integrity:

(Continues on Pg.3.)
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State of California - The Resources Agency

DEPARTMENT OF PARKS AND RECREATION

CONTINUATION SHEET

Description of Photo:

Primary #

HRI # 112102

Trinomial ORA

Recorded by:

Date Recorded: May, 2005

P3a. Description (Continued from Pg.1):

DPR 523L (11/98) *Required Information

UpdateContinuation

Page 3  of 3

B6. Construction History (Continued from Pg.2):

Lot Acre: 0.1531

Principal Building Sqft: 3092

Planning Zone: R-2-6 # of Stories: 1

Years Surveyed: 1991, 2005

General Plan: LDR

# of Units: 4

B13. Remarks (Continued from Pg.2):

1991

D. Gest, P. LaValley, D. Matsumoto

Chattel Architecture

13417 Ventura Blvd.

Sherman Oaks, CA  91423

*Resource Name or #: OLIVE_N_457-463__APN_039-144-04

(Assigned by Recorder)

Listed in National Register: 1997

# of Buildings:
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MO (mm) 2' - 6" (762) 3' - 0" (914) 3' - 6" (1067) 4' - 0" (1219) 4' - 6" (1372) 5' - 0" (1524) 6' - 0" (1829)
RO (mm) 2' - 6" (762) 3' - 0" (914) 3' - 6" (1067) 4' - 0" (1219) 4' - 6" (1372) 5' - 0" (1524) 6' - 0" (1829)
FS (mm) 2' - 5 1/2" (749) 2' - 11 1/2" (902) 3' - 5 1/2" (1054) 3' - 11 1/2" (1207) 4' - 5 1/2" (1359) 4' - 11 1/2" (1511) 5' - 11 1/2" (1816)
DLO (mm) 11 5/16" (287) 14 5/16" (363) 17 5/16" (440) 20 5/16" (516) 23 5/16" (592) 26 5/16" (668) 32 5/16" (821)

ESGL2616

ESGL2620

ESGL2626

ESGL2630

ESGL2636

ESGL2640

ESGL2646

ESGL2650

ESGL3016

ESGL3020

ESGL30126

ESGL3030

ESGL3036

ESGL3040

ESGL3046

ESGL3050

ESGL3616

ESGL3620

ESGL36126

ESGL3630

ESGL3636

ESGL3640

ESGL3646

ESGL3650

ESGL4016

ESGL4020

ESGL4026

ESGL4030

ESGL4036

ESGL4040 E

ESGL4046 E

ESGL4050 E

ESGL4616

ESGL4620

ESGL4626

ESGL4630

ESGL4636 E

ESGL4640 E

ESGL4646 E

ESGL4650 E

ESGL5016

ESGL5020

ESGL5026

ESGL5030 E

ESGL5036 E

ESGL5040 E

ESGL5046 E

ESGL5050 E

ESGL6016

ESGL6020

ESGL6026 E

ESGL6030 E

ESGL6036 E

ESGL6040 E

ESGL6046 E

ESGL6050 E

GLIDER

GBG available in standard Rectangular lite cut, shown. Other GBG lite cuts shown on page 3.

E = These windows meet National Egress Codes for fire evacuation. Local codes may differ.

Details and Elevations not to scale.

XO operation standard, OX operation optional.

Obscure Glass option available on all units.

Units may optionally include a window opening control device tested to ASTM F2090-10, which can be released from 
the inside without the use of a key, tool, special knowledge, or force greater than that required for normal unit operation.

Special sized units available within product size matrix. See your Marvin retailer.

See page 52 for specific PG Ratings.

For further details and drawings visit the 'Tools and Documents' section at Marvin.com.
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Head Jamb & Sill

GBG available in standard Rectangular lite cut, shown. 
Other GBG lite cuts shown on page 3.

E = These windows meet National Egress Codes for fire 
evacuation. Local codes may differ.

Details and Elevations not to scale.

Obscure Glass option available on all units.

Units may optionally include a window opening control 
device tested to ASTM F2090-10, which can be released 
from the inside without the use of a key, tool, special 
knowledge, or force greater than that required for normal 
unit operation.

Special sized units available within product size matrix.  
See your Marvin retailer.

See page 52 for specific PG Ratings.

For further details and drawings visit the 'Tools and 
Documents' section at Marvin.com.

Construction Details

MO (mm) 6'−0" (1829) 7'−0" (2134) 8'−0" (2438)
RO (mm) 6'−0" (1829) 7'−0" (2134) 8'−0" (2438)
FS (mm) 5'−11 1/2" (1816) 6'−11 1/2" (2121) 7'−11 1/2" (2426)

ESGLTS6016

ESGLTS6020

ESGLTS6026

ESGLTS6030

ESGLTS6036

ESGLTS6040

ESGLTS6046

ESGLTS6050

ESGLTS7016

ESGLTS7020

ESGLTS7026

ESGLTS7030

ESGLTS7036

ESGLTS7040

ESGLTS7046

ESGLTS7050

ESGLTS8016

ESGLTS8020

ESGLTS8026

ESGLTS8030

ESGLTS8036

ESGLTS8040 E

ESGLTS8046 E

ESGLTS8050 E

Frame Size

Rough Opening

Masonry Opening

1/4"
(6)

1/4"
(6)

1/4"
(6)

1/4"
(6)

Interior Opening

Triple Sash XOX Operator Jamb XO Operator Jambs

Frame Size

Rough Opening

Masonry Opening

1/4"
(6)

1/4"
(6)

1/4"
(6)

1/4"
(6)

Interior Opening

GLIDER TRIPLE SASH

MULTIPLE ASSEMBLIES

Field mull kits are available. Structural mullion 

reinforcement is required for some assemblies.

Please consult your local Marvin representative for  

more information.

January 2020
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MO (mm) 5' - 0" (1524) 6' - 0" (1828) 7' - 0" (2134) 8' - 0" (2438) 9' - 0" (2744)
RO (mm) 5' - 0" (1524) 6' - 0" (1828) 7' - 0" (2134) 8' - 0" (2438) 9' - 0" (2744)
FS (mm) 4' - 11 1/2" (1511) 5' - 11 1/2" (1816) 6' - 11 1/2" (2121) 7' - 11 1/2" (2426) 8' - 11 1/2" (2734)

Construction Details

Vertical Mullion Horizontal Mullion

GBG available in standard Rectangular lite cut, shown 
above. Other GBG lite cuts shown on page 3.

E = These windows meet National Egress Codes for fire 
evacuation. Local codes may differ.

Details and Elevations not to scale.

XO operation standard, OX operation optional. Obscure 
Glass option available on all units.

Special sized units available within product size matrix. 
See your Marvin retailer.

See page 52 for specific PG Ratings.

For further details and drawings visit the 'Tools and 
Documents' section at Marvin.com.

MULTIPLE ASSEMBLIES

Multiple assemblies can be factory mulled.

MAXIMUM ROUGH OPENING not to exceed 114" 

x 60". Maximum up to 3 units wide by 1 unit high.

MAXIMUM ROUGH OPENING not to exceed 72" 

x 78". Maximum up to 2 units wide by 2 units high.

Field mull kits are available. Structural mullion 

reinforcement is required for some assemblies.

Please consult your local Marvin representative for  

more information.

ESGL2616 ESGL3016 ESGL3616 ESGL4016 ESGL4616

ESGL2620 ESGL3020 ESGL3620 ESGL4020 ESGL4620

ESGL2626 ESGL30126 ESGL36126 ESGL4026 ESGL4626

ESGL2630 ESGL3030 ESGL3630 ESGL4030 ESGL4630

ESGL2636 ESGL3036 ESGL3636 ESGL4036 ESGL4636 E

ESGL2640 ESGL3040 ESGL3640 ESGL4040 E ESGL4640 E

ESGL2646 ESGL3046 ESGL3646 ESGL4046 E ESGL4646 E

ESGL2650 ESGL3050 ESGL3650 ESGL4050 E ESGL4650 E

2 Wide

GLIDER
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Agenda Item

Design Review Committee

Item #: 4.2. 11/3/2021 File #: 21-0561

TO: Chair and Members of the Design Review Committee

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Robert Garcia, Senior Planner

1. SUBJECT
Design Review No. 5028-21, Prologis Orange Logistics, located at 534 Struck Avenue

2. SUMMARY
Recommendation of approval to the Planning Commission.

The Project applicant is proposing the demolition of the existing 40,000 square foot (SF)
manufacturing facility and redevelop the site with a 57,900 SF truck terminal that includes 52,900 SF
of warehouse space, 5,000 SF of office space, and an accessory 5,400 SF maintenance building.

3. BACKGROUND INFORMATION
Applicant/Owner: Prologis, Maggie Xu, Director of Project Management

Property Location: 534 Struck Avenue

General Plan Designation: Light Industrial (Max 1.0 Floor Area Ratio (FAR))

Zoning Classification: Industrial Manufacturing (M-2)

Existing Development: 40,000 SF manufacturing facility

Associated Application: Conditional Use Permit (CUP) No. 3137-21, Major Site
Plan Review (MJSP) No. 1039-21, and Mitigated
Negative Declaration (MND) No. 1870-20

Previous DRC Project Review: None

4. PROJECT DESCRIPTION
The project involves the demolition of the existing 40,000 SF manufacturing facility and complete
redevelopment of the project site. The project would also include the removal of the existing unused
Burlington Northern & Santa Fe (BNSF) railroad spur located on the east side of the site. The site
would then be redeveloped with a 57,900 SF truck terminal, that includes 52,900 SF of warehouse
space, 5,000 SF office space, and an accessory 5,400 SF maintenance building.

The proposed building would be up to 45 feet in height and include 84 loading dock doors. The
project would provide 62 automobile parking stalls, 15 in excess of the required parking.

Additionally, the project would provide 188 trailer parking stalls. The building would operate 24 hours
a day, 7 days a week. It is anticipated that the facility would employ a total of 150 - 200 employees.
Vehicular access to the site would be provided via two driveways along the site’s northern border
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Vehicular access to the site would be provided via two driveways along the site’s northern border
along Struck Avenue. Emergency vehicle circulation will be provided from all site vehicular access
areas.

Architecture and Design Features:
Development of the truck terminal would replace the existing building with a new modern concrete tilt
-up building. The north elevation facing Struck Avenue would feature a neutral color palette consisting
of grays and whites, dark green accents, and green reflective glazing. The main body of the building
will be painted primarly with Prologis Standard Gray (PLD-8), with accent paint colors of Prologis
Standard Gray (PLD-9) and Prologis Standard Gray (PLD-6). The 84 loading dock doors are
distributed between the east and west elevations. The 45-foot-tall building would be setback 10 feet
from Struck Avenue. A maintenance building at the southwest portion of the property would be
constructed behind the facility, out of sight from public views. The building would consist of concrete
tilt-up panels with pre-finish flush metal panels.

Landscaping:
The Landscape Plan incorporates ornamental landscaping at the site’s frontage along Struck Avenue,
which includes a variety of new trees, shrubs, and groundcover. Trees include Camphors, Canary
Island Pines, Fern Pines, and Ornamental Pear. Shrubs include Pineapple Guava, Dwarf Bottle
Brush, Silverberry, Indian Hawthorne, and Autumn Sage.

Lighting:
Exterior lighting would be installed on-site, as necessary, for safety and security. Decorative
architectural lighting would also be installed to accent building entries as focal points throughout the
site.

Fencing:
An 8-foot-high tubular steel fencing along the site’s perimeter will be constructed to enclose the
proposed building, parking area, truck court, and loading dock area. The fence would also serve as a
safety feature to secure the site and employees given the continuous operational characteristics of
the use.

5. EXISTING SITE
Until the end of 2020 the site was occupied by Nursery Supplies, Inc., a manufacturer of plastic
nursery planting pots. Current site improvements consist of an approximate 40,000 SF concrete tilt-
up building and parking. The project site contains ornamental landscaping along the site’s frontage at
Struck Avenue. The site is accessed via three two-way driveways along Struck Avenue. Additionally,
there is a portion of the BNSF Railroad track located in the eastern portion of the project site.
Nursery Supplies Inc., did not utilize this portion of the BNSF Railroad track;Nursery Supplies Inc.
utilized the larger BNSF Railroad track located east of the on-site railroad track.

6. EXISTING AREA CONTEXT
The surrounding properties possess an urban and industrial character like the project site.

North:
The property to the north of the site on the opposite side of Struck Avenue, is designated for Public
Facility uses and includes the City of Orange Public Works Department and Mary’s Kitchen.
Additionally, a future residential development project is proposed on the property immediately north
of Mary’s Kitchen. At this time, the approved residential project is not under construction.
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East:
The property to the east of the site on the opposite side of the BNSF Railroad, is designated for
industrial and light industrial uses. This area contains industrial buildings and a storage yard
containing various vehicles and storage facilities.

South/West:
The properties to the immediate south and west are designated for light industrial uses, and include
several industrial and commercial businesses.

7. ANALYSIS AND STATEMENT OF THE ISSUES
Issue 1: Project Compatibility
The project site is located in an urbanized area of the City surrounded by industrial uses. The project
architectural design and use would be compatible with the surrounding uses and would not result in
alteration or modification of the existing public street or sidewalk systems and patterns in the area.
The simple contemporary architectural design of the proposed truck terminal and maintenance
buildings would be compatible with the proposed Corp Yard Housing project, the existing Police
Department Headquarters, and the Public Works Department Corp Yard building located across the
street. The simple architecture would also blend in with the existing industrial buildings located to the
west. The proposed project would be consistent with the City of Orange General Plan goals by
integrating the proposed project and existing development with nearby existing transit corridors, and
industrial uses in the surrounding area.

Overall, development of the proposed project would enhance and strengthen the character of the site
and its surroundings through new landscaping, hardscape, and other improvements on-site and
along the street edge. The proposed architectural and landscape elements and design would ensure
that development of the proposed project is not detrimental to the surrounding area or uses.
Additionally, project implementation would provide similar and compatible uses to those existing
adjacent to and surrounding the project site.

Issue 2: Landscaping
The proposed project’s landscaping plan provides a variety of trees, shrubs, and ground cover along
front yard areas, and the south/west and south/east corners of the proposed site. Based on the City’s
benchmark calculation for tree quantity, 125 trees are required for the project. Planning staff and the
City’s Senior Landscape Coordinator concluded that the benchmark number of trees would
overwhelm the site, due to the need to dedicate much of the site for the movement and parking of
trucks due to the nature of the truck terminal use. The project has provided 30 trees of 24-inch box
size or larger in response to recommendations by the City’s Senior Landscape Coordinator.
Landscaping is not proposed along the east, south, and west perimeter beyond the security gates, as
it would interfere with the trailer parking areas located along the perimeter of the site. Staff believes
the frontage landscaping is appropriate for the site and will provide a condition related to tree
maintenance. Further, the project and the multi-family residential project across the cul-de-sac use
the same or similar tree and planting materials in an effort to provide a compatible landscape theme.

8. ADVISORY BOARD RECOMMENDATION
The City’s inter-departmental staff review committee (SMART) conducted reviews of the project on
March 10, 2021 and June 9, 2021. On September 8, 2021, SMART recommended that the project
proceed to the Design Review Committee (DRC).
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9. PUBLIC NOTICE
No Public Notice was required for DRC review of the project.

10. ENVIRONMENTAL REVIEW
Mitigated Negative Declaration No. 1870-20 was prepared to evaluate the potential impacts of the
proposed project in accordance with the provisions of the California Environmental Quality Act.
Pursuant to CEQA Guidelines Section 15072, the project site is listed on the EnviroStor database for
a historic recognized environmental hazard condition; however, no further action was recommended
as remediation of soil was completed by the County of Orange.

The role of the DRC is to provide a recommendation to the Planning Commission (PC on this project
and the DRC’s comments may include any of the environmental impacts associated with the
proposal. Comments provided by the DRC will be included in the PC staff report.

The Notice of Intent (NOI) to adopt the environmental document was mailed to residents, property
owners, and tenants within 300’ of the subject property. The public review period began on
September 23, 2021 and ends on October 25, 2021.

11. STAFF RECOMMENDATION AND REQUIRED FINDINGS
Findings for DRC applications come from four sources:

· The Orange Municipal Code

· The Infill Residential Design Guidelines

· The Historic Preservation Design Standards for Old Towne (commonly referred to the Old
Towne Design Standards or OTDS)

· Orange Eichler Design Standards (or OEDS)

The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC recommend approval of the
project to the Planning Commission with recommended conditions.

· The project design upholds community aesthetics through the use of an internally consistent,
integrated design theme and is consistent with all adopted specific plans, applicable design
standards, and their required findings (OMC 17.10.07.G.3).

The project site is designated Light Industrial in the City of Orange General Plan. The Light
Industrial designation allows for the manufacturing, processing, and distribution of goods. The
exterior design, including colors and materials, and landscape palette provides an internally
consistent and integrated design theme that upholds community aesthetics. The project as
proposed will generally provide positive improvements to the vacant and degraded site
conditions.

12. CONDITIONS
The recommendation for approval of this project is subject to the following conditions:

1. All construction shall conform in substance and be maintained in general conformance with
plans and exhibits date labeled as October 20, 2021, in the staff report, including modifications
required by the conditions of approval, and as recommended for approval by the Design
Review Committee.

2. Except as otherwise provided herein, this project is approved as a precise plan. After any
application has been approved, if changes are proposed regarding the location or alteration of
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application has been approved, if changes are proposed regarding the location or alteration of
any use or structure, a changed plan may be submitted to the Community Development
Director for approval. If the Community Development Director determines that the proposed
change complies with the provisions and the spirit and intent of the approval action, and that
the action would have been the same for the changed plan as for the approved plot plan, the
Community Development Director may approve the changed plan administratively.

3. Subsequent modifications to the approved architecture and color scheme shall be submitted
for review and approval to the Community Development Director or designee. Should the
modifications be considered substantial, the modifications shall be reviewed by the Design
Review Committee.

4. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents and
employees from any and all liability or claims that may be brought against the City arising out
of its approval of these permits, save and except that caused by the City’s active negligence.
The City shall promptly notify the applicant of any such claim, action, or proceedings and shall
cooperate fully in the defense.

5. The applicant shall comply with all federal, state, and local laws, including all City regulations.
Violation of any of those laws in connection with the use will be cause for revocation of this
permit.

6. Building permits shall be obtained for all future construction work, as required by the City of
Orange Building Division. Failure to obtain the required building permits will be cause for
revocation of this permit.

7. Final sign plans shall be approved by the Community Development Director prior to building
permit issuance.

8. If not utilized, project approval expires twenty-four months from the approval date. Extensions
of time may be granted, if requested in writing in accordance with OMC Section 17.08.060.
The Planning entitlements expire unless Building Permits are pulled within two years of the
original approval.

9. In conjunction with construction, all activity will be limited to the hours between 7:00 a.m. and
8:00 p.m. Monday through Saturday. No construction activity will be permitted on Sundays and
Federal holidays.

10. These conditions shall be reprinted on the second page of the construction documents when
submitted to the Building Division for the plan check process.

11. Any graffiti shall be removed within 72 hours from the time the City of Orange Notice of
Violation is received by the applicant/property owner.

12. Any new lighting on the premise shall be installed in such a way to direct, control, and screen
the lighting to prevent off site light spillage onto adjoining properties and shall not be a
nuisance to any point beyond the exterior boundaries of the property.

13. Prior to issuance of Certificate of Occupancy, the applicant shall schedule a light reading
inspection with the Crime Prevention Bureau. The lighting shall be tested and confirmed to
determine if the lighting meets or exceeds the exterior boundary standards. The applicant shall
use shielding so as to ensure that the light standards meet the requirements of OMC Section
17.12.030 for areas beyond the property’s exterior boundaries; light spillage or pollution to
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17.12.030 for areas beyond the property’s exterior boundaries; light spillage or pollution to
surrounding residential areas shall not exceed a maintained minimum of 0.5 foot-candle.

14. Prior to building permit issuance, the applicant shall demonstrate to the satisfaction of the
Community Development Director that all mechanical and air conditioning equipment shall be
shielded and screened from view from adjacent streets and properties. The screening shall be
integrated architecturally with the building and painted to match the walls of the building.

15. Prior to building permit issuance, the applicant shall obtain approval from the Planning Division
for any and all signage associated with the proposed project and/or business.

16. Plans submitted for Building Plan Check shall comply with the California Fire Code as
amended by the City and as frequently amended and in effect at the time of application for
Building Permit.

17. Prior to building permit issuance, final landscaping plans for the project shall be designed to
comply with the City’s Water Efficient Landscape Guidelines as described in Section IX et al of
the City of Orange Landscape Standards and Specifications.

18. Prior to building permit issuance, the applicant shall prepare a final landscaping and irrigation
plan consistent with the grading plans, site plans, and the conceptual landscaping plan as
proposed for the project for the review and approval of the Director of Community
Development and Community Services Director.

19. Landscape maintenance shall be performed in such a manner as to allow all trees to retain
their full canopy height for screening and full canopy breadth for shade at point of maturity,
except as required for public safety purposes.

13. ATTACHMENTS
· Attachment 1 - Vicinity Map

· Attachment 2 - Development Plans

· Attachment 3 - Mitigated Negative Declaration No. 1870-20
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Design Review Committee

Item #: 4.2. 11/3/2021 File #: 21-0561

TO: Chair and Members of the Design Review Committee

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Robert Garcia, Senior Planner

1. SUBJECT
Design Review No. 5028-21, Prologis Orange Logistics, located at 534 Struck Avenue

2. SUMMARY
Recommendation of approval to the Planning Commission.

The Project applicant is proposing the demolition of the existing 40,000 square foot (SF)
manufacturing facility and redevelop the site with a 57,900 SF truck terminal that includes 52,900 SF
of warehouse space, 5,000 SF of office space, and an accessory 5,400 SF maintenance building.

3. BACKGROUND INFORMATION
Applicant/Owner: Prologis, Maggie Xu, Director of Project Management

Property Location: 534 Struck Avenue

General Plan Designation: Light Industrial (Max 1.0 Floor Area Ratio (FAR))

Zoning Classification: Industrial Manufacturing (M-2)

Existing Development: 40,000 SF manufacturing facility

Associated Application: Conditional Use Permit (CUP) No. 3137-21, Major Site
Plan Review (MJSP) No. 1039-21, and Mitigated
Negative Declaration (MND) No. 1870-20

Previous DRC Project Review: None

4. PROJECT DESCRIPTION
The project involves the demolition of the existing 40,000 SF manufacturing facility and complete
redevelopment of the project site. The project would also include the removal of the existing unused
Burlington Northern & Santa Fe (BNSF) railroad spur located on the east side of the site. The site
would then be redeveloped with a 57,900 SF truck terminal, that includes 52,900 SF of warehouse
space, 5,000 SF office space, and an accessory 5,400 SF maintenance building.

The proposed building would be up to 45 feet in height and include 84 loading dock doors. The
project would provide 62 automobile parking stalls, 15 in excess of the required parking.

Additionally, the project would provide 188 trailer parking stalls. The building would operate 24 hours
a day, 7 days a week. It is anticipated that the facility would employ a total of 150 - 200 employees.
Vehicular access to the site would be provided via two driveways along the site’s northern border
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Vehicular access to the site would be provided via two driveways along the site’s northern border
along Struck Avenue. Emergency vehicle circulation will be provided from all site vehicular access
areas.

Architecture and Design Features:
Development of the truck terminal would replace the existing building with a new modern concrete tilt
-up building. The north elevation facing Struck Avenue would feature a neutral color palette consisting
of grays and whites, dark green accents, and green reflective glazing. The main body of the building
will be painted primarly with Prologis Standard Gray (PLD-8), with accent paint colors of Prologis
Standard Gray (PLD-9) and Prologis Standard Gray (PLD-6). The 84 loading dock doors are
distributed between the east and west elevations. The 45-foot-tall building would be setback 10 feet
from Struck Avenue. A maintenance building at the southwest portion of the property would be
constructed behind the facility, out of sight from public views. The building would consist of concrete
tilt-up panels with pre-finish flush metal panels.

Landscaping:
The Landscape Plan incorporates ornamental landscaping at the site’s frontage along Struck Avenue,
which includes a variety of new trees, shrubs, and groundcover. Trees include Camphors, Canary
Island Pines, Fern Pines, and Ornamental Pear. Shrubs include Pineapple Guava, Dwarf Bottle
Brush, Silverberry, Indian Hawthorne, and Autumn Sage.

Lighting:
Exterior lighting would be installed on-site, as necessary, for safety and security. Decorative
architectural lighting would also be installed to accent building entries as focal points throughout the
site.

Fencing:
An 8-foot-high tubular steel fencing along the site’s perimeter will be constructed to enclose the
proposed building, parking area, truck court, and loading dock area. The fence would also serve as a
safety feature to secure the site and employees given the continuous operational characteristics of
the use.

5. EXISTING SITE
Until the end of 2020 the site was occupied by Nursery Supplies, Inc., a manufacturer of plastic
nursery planting pots. Current site improvements consist of an approximate 40,000 SF concrete tilt-
up building and parking. The project site contains ornamental landscaping along the site’s frontage at
Struck Avenue. The site is accessed via three two-way driveways along Struck Avenue. Additionally,
there is a portion of the BNSF Railroad track located in the eastern portion of the project site.
Nursery Supplies Inc., did not utilize this portion of the BNSF Railroad track;Nursery Supplies Inc.
utilized the larger BNSF Railroad track located east of the on-site railroad track.

6. EXISTING AREA CONTEXT
The surrounding properties possess an urban and industrial character like the project site.

North:
The property to the north of the site on the opposite side of Struck Avenue, is designated for Public
Facility uses and includes the City of Orange Public Works Department and Mary’s Kitchen.
Additionally, a future residential development project is proposed on the property immediately north
of Mary’s Kitchen. At this time, the approved residential project is not under construction.
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East:
The property to the east of the site on the opposite side of the BNSF Railroad, is designated for
industrial and light industrial uses. This area contains industrial buildings and a storage yard
containing various vehicles and storage facilities.

South/West:
The properties to the immediate south and west are designated for light industrial uses, and include
several industrial and commercial businesses.

7. ANALYSIS AND STATEMENT OF THE ISSUES
Issue 1: Project Compatibility
The project site is located in an urbanized area of the City surrounded by industrial uses. The project
architectural design and use would be compatible with the surrounding uses and would not result in
alteration or modification of the existing public street or sidewalk systems and patterns in the area.
The simple contemporary architectural design of the proposed truck terminal and maintenance
buildings would be compatible with the proposed Corp Yard Housing project, the existing Police
Department Headquarters, and the Public Works Department Corp Yard building located across the
street. The simple architecture would also blend in with the existing industrial buildings located to the
west. The proposed project would be consistent with the City of Orange General Plan goals by
integrating the proposed project and existing development with nearby existing transit corridors, and
industrial uses in the surrounding area.

Overall, development of the proposed project would enhance and strengthen the character of the site
and its surroundings through new landscaping, hardscape, and other improvements on-site and
along the street edge. The proposed architectural and landscape elements and design would ensure
that development of the proposed project is not detrimental to the surrounding area or uses.
Additionally, project implementation would provide similar and compatible uses to those existing
adjacent to and surrounding the project site.

Issue 2: Landscaping
The proposed project’s landscaping plan provides a variety of trees, shrubs, and ground cover along
front yard areas, and the south/west and south/east corners of the proposed site. Based on the City’s
benchmark calculation for tree quantity, 125 trees are required for the project. Planning staff and the
City’s Senior Landscape Coordinator concluded that the benchmark number of trees would
overwhelm the site, due to the need to dedicate much of the site for the movement and parking of
trucks due to the nature of the truck terminal use. The project has provided 30 trees of 24-inch box
size or larger in response to recommendations by the City’s Senior Landscape Coordinator.
Landscaping is not proposed along the east, south, and west perimeter beyond the security gates, as
it would interfere with the trailer parking areas located along the perimeter of the site. Staff believes
the frontage landscaping is appropriate for the site and will provide a condition related to tree
maintenance. Further, the project and the multi-family residential project across the cul-de-sac use
the same or similar tree and planting materials in an effort to provide a compatible landscape theme.

8. ADVISORY BOARD RECOMMENDATION
The City’s inter-departmental staff review committee (SMART) conducted reviews of the project on
March 10, 2021 and June 9, 2021. On September 8, 2021, SMART recommended that the project
proceed to the Design Review Committee (DRC).
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9. PUBLIC NOTICE
No Public Notice was required for DRC review of the project.

10. ENVIRONMENTAL REVIEW
Mitigated Negative Declaration No. 1870-20 was prepared to evaluate the potential impacts of the
proposed project in accordance with the provisions of the California Environmental Quality Act.
Pursuant to CEQA Guidelines Section 15072, the project site is listed on the EnviroStor database for
a historic recognized environmental hazard condition; however, no further action was recommended
as remediation of soil was completed by the County of Orange.

The role of the DRC is to provide a recommendation to the Planning Commission (PC on this project
and the DRC’s comments may include any of the environmental impacts associated with the
proposal. Comments provided by the DRC will be included in the PC staff report.

The Notice of Intent (NOI) to adopt the environmental document was mailed to residents, property
owners, and tenants within 300’ of the subject property. The public review period began on
September 23, 2021 and ends on October 25, 2021.

11. STAFF RECOMMENDATION AND REQUIRED FINDINGS
Findings for DRC applications come from four sources:

· The Orange Municipal Code

· The Infill Residential Design Guidelines

· The Historic Preservation Design Standards for Old Towne (commonly referred to the Old
Towne Design Standards or OTDS)

· Orange Eichler Design Standards (or OEDS)

The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC recommend approval of the
project to the Planning Commission with recommended conditions.

· The project design upholds community aesthetics through the use of an internally consistent,
integrated design theme and is consistent with all adopted specific plans, applicable design
standards, and their required findings (OMC 17.10.07.G.3).

The project site is designated Light Industrial in the City of Orange General Plan. The Light
Industrial designation allows for the manufacturing, processing, and distribution of goods. The
exterior design, including colors and materials, and landscape palette provides an internally
consistent and integrated design theme that upholds community aesthetics. The project as
proposed will generally provide positive improvements to the vacant and degraded site
conditions.

12. CONDITIONS
The recommendation for approval of this project is subject to the following conditions:

1. All construction shall conform in substance and be maintained in general conformance with
plans and exhibits date labeled as October 20, 2021, in the staff report, including modifications
required by the conditions of approval, and as recommended for approval by the Design
Review Committee.

2. Except as otherwise provided herein, this project is approved as a precise plan. After any
application has been approved, if changes are proposed regarding the location or alteration of
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application has been approved, if changes are proposed regarding the location or alteration of
any use or structure, a changed plan may be submitted to the Community Development
Director for approval. If the Community Development Director determines that the proposed
change complies with the provisions and the spirit and intent of the approval action, and that
the action would have been the same for the changed plan as for the approved plot plan, the
Community Development Director may approve the changed plan administratively.

3. Subsequent modifications to the approved architecture and color scheme shall be submitted
for review and approval to the Community Development Director or designee. Should the
modifications be considered substantial, the modifications shall be reviewed by the Design
Review Committee.

4. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents and
employees from any and all liability or claims that may be brought against the City arising out
of its approval of these permits, save and except that caused by the City’s active negligence.
The City shall promptly notify the applicant of any such claim, action, or proceedings and shall
cooperate fully in the defense.

5. The applicant shall comply with all federal, state, and local laws, including all City regulations.
Violation of any of those laws in connection with the use will be cause for revocation of this
permit.

6. Building permits shall be obtained for all future construction work, as required by the City of
Orange Building Division. Failure to obtain the required building permits will be cause for
revocation of this permit.

7. Final sign plans shall be approved by the Community Development Director prior to building
permit issuance.

8. If not utilized, project approval expires twenty-four months from the approval date. Extensions
of time may be granted, if requested in writing in accordance with OMC Section 17.08.060.
The Planning entitlements expire unless Building Permits are pulled within two years of the
original approval.

9. In conjunction with construction, all activity will be limited to the hours between 7:00 a.m. and
8:00 p.m. Monday through Saturday. No construction activity will be permitted on Sundays and
Federal holidays.

10. These conditions shall be reprinted on the second page of the construction documents when
submitted to the Building Division for the plan check process.

11. Any graffiti shall be removed within 72 hours from the time the City of Orange Notice of
Violation is received by the applicant/property owner.

12. Any new lighting on the premise shall be installed in such a way to direct, control, and screen
the lighting to prevent off site light spillage onto adjoining properties and shall not be a
nuisance to any point beyond the exterior boundaries of the property.

13. Prior to issuance of Certificate of Occupancy, the applicant shall schedule a light reading
inspection with the Crime Prevention Bureau. The lighting shall be tested and confirmed to
determine if the lighting meets or exceeds the exterior boundary standards. The applicant shall
use shielding so as to ensure that the light standards meet the requirements of OMC Section
17.12.030 for areas beyond the property’s exterior boundaries; light spillage or pollution to
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17.12.030 for areas beyond the property’s exterior boundaries; light spillage or pollution to
surrounding residential areas shall not exceed a maintained minimum of 0.5 foot-candle.

14. Prior to building permit issuance, the applicant shall demonstrate to the satisfaction of the
Community Development Director that all mechanical and air conditioning equipment shall be
shielded and screened from view from adjacent streets and properties. The screening shall be
integrated architecturally with the building and painted to match the walls of the building.

15. Prior to building permit issuance, the applicant shall obtain approval from the Planning Division
for any and all signage associated with the proposed project and/or business.

16. Plans submitted for Building Plan Check shall comply with the California Fire Code as
amended by the City and as frequently amended and in effect at the time of application for
Building Permit.

17. Prior to building permit issuance, final landscaping plans for the project shall be designed to
comply with the City’s Water Efficient Landscape Guidelines as described in Section IX et al of
the City of Orange Landscape Standards and Specifications.

18. Prior to building permit issuance, the applicant shall prepare a final landscaping and irrigation
plan consistent with the grading plans, site plans, and the conceptual landscaping plan as
proposed for the project for the review and approval of the Director of Community
Development and Community Services Director.

19. Landscape maintenance shall be performed in such a manner as to allow all trees to retain
their full canopy height for screening and full canopy breadth for shade at point of maturity,
except as required for public safety purposes.

13. ATTACHMENTS
· Attachment: Vicinity Map

· Attachment: Development Plans

· Attachment: Mitigated Negative Declaration No. 1870-20

City of Orange Printed on 10/28/2021Page 6 of 6

powered by Legistar™ 50

http://www.legistar.com/


Vicinity Map 
DRC No. 5028-21 

Prologis Orange Logistics 
534 W Struck Avenue 

 

 

 

City of Orange 
Community Development Department 

51



Δ

Δ

Δ

WEBB N

W

E

S

°
° °

°

°

°
°
°

°

°

°

°

°
°

°
°

°

±

±

·
·
·
·
·

52



53



54



55



Δ

Δ

Δ

WEBB N

W

E

S

56



SS

Δ

Δ

Δ

WEBB N

W

E

S·

·

·

·

·

57



SS

Δ

Δ

Δ

WEBB N

W

E

S

58



59



±

±

WEBB N

W

E

S

·

·
·
·
·
·
·

60



X

XXXXXX

X
X

X
X

X

X

X

X

XXXXXX

X

WEBB N

W

E

S

·
·
·
·

·
·
·
··
··
··

61



S
T

R
U

C
K

 
A

V
E

N
U

E

SCREEN WALL

5
'

5

3

2

6

7

12

13

14

15

16

17

18

19

20

21

22

23

25

26

27

30

29

28

1

4

89

1011

24

POWER POLES AND

OVERHEAD WIRES

PUMP HOUSE

8
'
'
S

S
8

'
'
S

S
8

'
'
S

S
8

'
'
S

S
8

'
'
S

S

E
X

 
S

D
E

X
 
S

D
E

X
 
S

D
E

X
 
S

D
E

X
 
S

D
E

X
 
S

D
E

X
 
S

D
E

X
 
S

D
E

X
 
S

D

E

X

 

S

D

E
X

 
S

D

E
X

 
S

D
E

X
 
S

D

3
'
'
G

3
'
'
G

3
'
'
G

3
'
'
G

3
'
'
G

3
'
'
G

3
'
'
G

3
'
'
G

3
'
'
G

OHU

OHU

1
0

'
'
W

1
0

'
'
W

1
0

'
'
W

1
0

'
'
W

1
0

'
'
W

1
0

'
'
W

1
0

'
'
W

1

0

'

'

W

O
H

U

O
H

U

O
H

U

O
H

U

O
H

U

O
H

U

O
H

U
O

H
U

O
H

U
O

H
U

G

G

G

G

G

G

GGGGGGGGGG

S
S

TREES

24" Box

Fern Pine

Podocarpus gracilior 7 L

BOTANICAL/COMMON NAMESYMBOL 

PLANTING LEGEND

WUCOLSSIZE QTY REMARKS

Standard

ACCENTS

GROUNDCOVER

48" O.C.1 GalRosmarinus o. 'Huntington Carpet'

Rosemary

Rosmarinus o. 'Tuscan Blue'

Autumn Sage

Salvia greggii

Coast Rosemary

Westringia fruticosa

L

SIZESYMBOL 

SHRUBS

BOTANICAL/COMMON NAME WUCOLS

SIZESYMBOL BOTANICAL/COMMON NAME WUCOLS

SPACINGSIZESYMBOL BOTANICAL/COMMON NAME WUCOLS

L

Prostrate Rosemary

1 Gal 30" O.C.

Dasylerion wheeleri

Desert Spoon

Hesperaloe parviflora

Red Yucca

Texas Privet

Ligustrum j. Texanum

Yellow Day Lily

Hemerocallis hybridus-Yellow

Lonicera j. 'Halliana'

Hall's Honeysuckle

Indian Hawthorn

Rhaphiolepis i. 'Springtime'

Star Jasmine

Trachelopspermum jasminiodes

24" O.C.1 Gal M

Rosa 'Flower Carpet' -Red

Red Flower Carpet Rose

24" O.C.1 Gal M

48" O.C.1 Gal L

18" O.C.1 GalSesleria autumnalis M

Moor Grass

Pink Muhly

Muhlenbergia capillaris L1 Gal 36" O.C.

Coral Aloe

Aloe striata

Agave

5 Gal LAgave victoria-reginae

1 Gal L

5 Gal L

5 Gal L

Ruffles Echeveria

Echeveria 'Ruffles'

5 Gal L

5 Gal M

5 Gal L

5 Gal L

Callistemon 'Little John'

Dwarf Bottle Brush

5 Gal L

Silverberry

Elaeagnus pungens

Mexican Sage

Salvia leucantha

5 Gal L

5 Gal L

5 Gal L

5 Gal L

5 Gal LAgave 'Blue Flame'

Blue Flame Agave

5 Gal LAgave 'Blue Glow

Blue Glow Agave

Pineapple Guava

Acca sellowiana 5 Gal L

Cistus 'Sunset Pink'

Sunset Pink Rockrose

5 Gal L

SPACING

SPACING

3' OC

3' OC

3' OC

4' OC

3' OC

3' OC

3' OC

3' OC

4' OC

5' OC

3' OC

3' OC

3' OC

2' OC

4' OC

1' OC

3' OC

Pinus canariensis

Canary Island Pine

L324" Box Standard

Phormium 'Bronze Baby'

New Zealand Flax

5 Gal L 3' OC

Pyrus kawakami

Ornamental Pear

L436" Box Standard

724" Box

Camphor Tree

Cinnamomum camphora 24" Box Standard9 M

Bougainvillea spp.

Bougainvillea

5 Gal L 3' OC

GENERAL NOTES

A LANDSCAPE PLAN FOR ALL PROJECTS THAT INVOLVE NEW CONSTRUCTION OR BUILDING ADDITIONS

MUST BE SUBMITTED FOR REVIEW AND APPROVAL (FOR INDIVIDUAL SINGLE-FAMILY RESIDENTIAL

PROJECTS, OVER 5,000 SQUARE FEET). IF YOUR PROJECT REQUIRES A WATER QUALITY MANAGEMENT

PLAN (WQMP), PLEASE ENSURE YOUR LANDSCAPE ARCHITECT AND CIVIL ENGINEER COORDINATE PLANS.

PLEASE CONTACT CITY'S SENIOR LANDSCAPE COORDINATOR IN THE COMMUNITY SERVICES

DEPARTMENT AT (714) 532-6464 FOR FURTHER INFORMATION.

LANDSCAPE WAS INCLUDED TO CONTROL ACCESS TO GRAFFITI PRONE WALLS.

GRAFFITI RESISTANT SURFACES  AND LANDSCAPING FOR EASY MAINTENANCE.

WATER DIVISION SHALL APPROVE THE TYPE AND LOCATION OF LANDSCAPING AND FIRE SERVICE

(BACKFLOW PREVENTION) DEVICE FOR PROPOSED CITY SERVICES.

PRIOR TO CITY APPROVAL OF LANDSCAPE PLANS, THE APPLICANT SHALL REVIEW THE APPROVED WATER

QUALITY MANAGEMENT PLAN AND ENSURE THE PROPOSED LANDSCAPE PLANS ARE CONSISTENT WITH

THE PROJECT GRADING PLANS. THE PLANS MUST SHOW ANY PROPOSED STORM WATER TREATMENT

BEST MANAGEMENT PRACTICES SUCH AS BIORETENTION PLANTERS, DRYWELLS, PERMEABLE PAVERS,

OR ANY OTHER PROPOSED SURFACE WATER QUALITY BMPS.

ALL ABOVE GROUND EQUIPMENT IS TO BE SUFFICIENTLY SCREENED BY PLANT MATERIAL.

ALL PARKING VISIBLE TO PUBLIC SHALL BE SCREENED WITH 3' HIGH 5 GALLON SHRUBS AT 3' OC.

EXISTING TREES - all existing trees are to be removed due to proposed site conditions

# Species Trunk Diameter Condition

1 Eucalyptus citriodora 3.5' Healthy

2 Eucalyptus citriodora 3.5' Healthy

3 Eucalyptus citriodora 3.5' Healthy

4 Eucalyptus citriodora 3.5' Healthy

5 Washingtonia robusta 40 bt Healthy

6 Avacado 2' Healthy

7 Cupaniopsis anacardioides 1.5' Healthy

8 Cupaniopsis anacardioides 1.5' Healthy

9 Cupaniopsis anacardioides 1.5' Healthy

10 Cupaniopsis anacardioides 1.5' Healthy

11 Cupaniopsis anacardioides 1.5' Healthy

12

13

14 Eriobotrya japonica 1.5' Healthy

15 Olea europaea 2.5' Unhealthy

16 Fraxinus spp 1.5' Healthy

Cupaniopsis anacardioides 1.5' Healthy

Cupaniopsis anacardioides 1.5' Healthy

17 Fraxinus spp 1.5' Healthy

18-23 Archontophoenix cunninghamiana 15' Healthy

24 Cupaniopsis anacardioides 1.5' Healthy

25 Archontophoenix cunninghamiana 15' Healthy

26 Saygrus romanzoffiana 15' Healthy

27

28 Psidium guajava 10" Healthy

29 10" Healthy

39

Eucalyptus citriodora 3.5' Healthy

Fraxinus spp 1.5'

Psidium guajava

Unhealthy

City of Orange, California20-069
05.21.20

534 W Struck Avenue

0 15' 30' 60'
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OVERALL FLOOR PLAN
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OVERALL FLOOR PLAN
ELEVATION

MAINTENANCE BUILDING
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QUOTE / PRICING : RYAN LIEBER - ryanl@performanceltg.com

04/15/2021

MG041521PRO-534 W STRUCK AVE ORANGE CA-02

07/15/2021

Luminaire Schedule

Calculation Summary

Label CalcType Units Avg Max

Symbol Qty Label Arrangement Total Lamp Lumens LLF Description BUG Rating 

Min Avg/Min

Lum. Watts

Max/Min

CALC AREA Illuminance Fc ? ? ? N.A. N.A.

EAST PROPERTY 

LINE

Illuminance Fc ? ? ? N.A. N.A.

EAST DOCK AREA Illuminance Fc 0.00 0.0 0.0 N.A. N.A.

EAST TRUCK 

PARKING STALLS

Illuminance Fc 0.00 0.0 0.0 N.A. N.A.

SOUTH TRUCK 

PARKING STALLS

Illuminance Fc 0.00 0.0 0.0 N.A. N.A.

WEST DOCK AREAIlluminance Fc 0.00 0.0 0.0 N.A. N.A.

WEST TRUCK 

PARKING STALLS

Illuminance Fc 0.00 0.0 0.0

12 P1 SINGLE N.A. 0.900 RSX2 LED P2 40K R4 B2-U0-G3 114.071

6 P2 2 @ 180 DEGREES N.A. 0.900 RSX2 LED P2 40K R5 B5-U0-G3 114.071

20 WP1 SINGLE N.A. 0.900 RSX2 LED P2 40K R4 B2-U0-G3 114.071

N.A. N.A.
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TREES SHRUBS ACCENTS GROUNDCOVER

City of Orange, California

Cinnamomum camphora /
Camphor Tree

Acca sellowiana /
Pineapple Guava

Agave ‘Blue Flame’ /
Blue Flame Agave

Hemerocallis hybriadus - Yellow /
Yellow Day Lily

Lonicera j. “halliana /
Halls Honeysuckle

Muhlenbergia capillaris /
Pink Muhly

Rosemarinus o. ‘Huntington Carpet’ /
Prostrate Rosemary

Aloe striata /
Coral Aloe

Dasylirion wheeleri /
Desert Spoon

Echeveria ‘Ruffles’ /
Ruffles Echeveria

Cistus ‘Sunset Pink’ /
Sunset Pin Rock Rose

Bougainvillea spp./
Bougainvillea

Elaeagnus punges /
Silverberry

Rosemary o. ‘Tuscan Blue /
Rosemary

Rhaphiolepis i. ‘Springtime” /
Indian Hawthorne

Salvia greggii /
Autumn Sage

Salvia leucantha /
Mexican Bush Sage

Pinus canariensis /
Canary Island Pine

Pyrus kawkami /
Ornamental Pear

Podocarpus gracillor /
Fern Pine

Struck Avenue
Plant Palette Exhibit
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07.14.2021.18831 BARDEEN AVE. - STE. #100  IRVINE, CA 92612  

TEL:  949.863.1770  FAX:  949.863.0851  EMAIL:  HPA@HPARCHS.COM

Perspective View at Struck Ave.
Orange, CA.
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1.0 INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 
NO. 1870-20 
 
Project Title: 
534 Struck Avenue Project 

Reference Application Numbers: 
Conditional Use Permit No. 3137-21 
Major Site Plan Review No. 1039-21 
Design Review No. 5028-21 
Environmental Review No. 1870-20 
 

Lead Agency: 
City of Orange 
300 East Chapman Avenue 
Orange, CA92866 
 

Contact Person and Telephone No.: 
Robert Garcia, Senior Planner 
(714) 744-7231 

Project Proponent and Address: 
Prologis 
17777 Center Court Drive North, Suite 100 
Cerritos, CA 90703 
 

Contact Person and Telephone No.: 
Maggie Xu, Director of Project Management 
(310) 338-3273 
 

Project Location: 
534 Struck Avenue 
Orange, CA 92867 
 
Existing General Plan Designation: 
Light Industrial Max 1.0 Floor Area Ratio (FAR), 
3-story height limit 

Existing Zoning Classification: 
Industrial Manufacturing (M-2) 

 
INTRODUCTION 
 
The purpose of this Initial Study/Mitigated Negative Declaration (IS/MND) is to identify any 
potential environmental impacts from the implementation of the 534 Struck Avenue Project 
(“Project”) in the City of Orange, California.  According to the California Environmental Quality 
Act (“CEQA”) Guidelines Section 15367, the City of Orange (“City”) is the Lead Agency in the 
preparation of this IS/MND and any additional documentation required for the Project.  The City 
has discretionary authority over the Project.   
 
The Project entails a proposed Conditional Use Permit No. 3137-21, Major Site Plan Review No. 
1039-21, and Design Review No. 5028-21.  Approval of Project entitlements would allow for 
redevelopment of the site with a 57,900 square foot (sf) 45-foot (ft) tall Truck Terminal that 
includes 52,900 sf of warehouse space and 5,000 sf of office space, and a 5,400-sf maintenance 
building (referred to as the “Project”).  The Project would provide 59 standard automobile parking 
stalls, 2 standard accessible parking stall, 1 12ft by 18 ft accessible parking stall, and 188 trailer 
parking stalls. 
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The redevelopment would require the demolition of the existing, 40,000 sf manufacturing facility, 
associated parking, and removal of an unused portion of the existing BNSF Railroad spur located 
on the east side of the site.  Additionally, the Project would remove approximately 315 linear feet 
of on-street parking along Struck Avenue.  
 
The remainder of this section provides a description of the Project’s location and characteristics.  
Section 2 of this IS/MND includes an environmental checklist giving an overview of the potential 
impacts that may result from Project implementation.  Section 3 elaborates on the information 
contained in the environmental checklist within Section 2, along with justification for the 
responses provided in the environmental checklist. 
 
EXISTING SETTING 
 
Regional Setting: 
 
The Project site is located at 534 Struck Avenue in the City of Orange, Orange County, California.  
As shown in, Figure 1, Regional Location Map, the City of Orange is in the north-central portion 
of Orange County.  The City of Anaheim borders the City to the north and northwest.  The City of 
Garden Grove borders the west and the cities of Santa Ana and Tustin, and unincorporated Orange 
County border the City to the east and south.  Interstate 5 (I-5) is located approximately 2.0 miles 
southwest of the Project site and State Route 57 (SR-57) is located approximately 1.26 to the west.  
Regional access to the site is provided by SR-57 via Katella Avenue located approximately 1.26 
miles west. 
 
Local Setting: 
 
As shown in Figure 2, Local Vicinity Map, the approximate 9.94-acre Project site (Assessor Parcel 
Number [APN] 375-331-04) is generally located north of Collins Avenue, east of Batavia Street, 
south of Struck Avenue, and west of the Burlington Northern & Santa Fe (BNSF) Railroad. 
 
Existing Site Conditions: 
 
Until the end of 2020 the site was occupied by Nursery Supplies, Inc., a manufacturer of plastic 
nursery planting pots.  Site improvements consist of an approximate 40,000 square-foot concrete 
tilt-up building, and parking, as shown in Figure 3, Existing Site Plan.  The Project site contains 
ornamental landscaping along the site’s frontage at Struck Avenue.   
 
The site is accessed via three two-way driveways along Struck Avenue.  Additionally, there is a 
portion of the BNSF Railroad track located in eastern portion of the Project site.  Nursery Supplies 
Inc., did not utilize this portion of the BNSF Railroad track; Nursery Supplies Inc. utilized the 
larger BNSF Railroad track located east of the on-site railroad track. 
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General Plan: 
 
The Project site is designated Light Industrial in the City of Orange General Plan.  The Light 
Industrial designation allows for the manufacturing, processing, and distribution of goods.  
Wholesale activities associated with industrial operations, as well as small-scale, support retail, 
service commercial, and office use may also be established in areas with ready access to major 
circulation routes.  A 3-story building height limit and maximum floor area ratio of 1.0 applies 
within the Light Industrial designation.  (Orange, 2015a) 
 
Zoning: 
 
According to the City of Orange Zoning Map, the site is zoned as Industrial Manufacturing (M-2) 
(Orange, 2016).  The M-2 zone intends to provide the continuation and development of heavy 
manufacturing industries in a location where they are compatible with and will not adversely 
impact adjacent land uses.  This zone classification implements the Light Industrial General Plan 
land use designation. 
 
Surrounding Land Uses:  
 
The surrounding properties possess an urban and industrial character like the Project site.  
Surrounding land uses are as follows: 
 
North: 
 
The property to the north of the Project site, on the opposite side of Struck Avenue, is designated 
for Public Facility uses and includes the City of Orange Public Works Department and Mary’s 
Kitchen, a social services organization.  Additionally, a future residential development project is 
proposed on the property immediately north of Mary’s Kitchen.  At the time this IS/MND was 
prepared, the proposed residential project was not under construction. 
 
East: 
 
The property to the east of the Project site, on the opposite side of the BNSF Railroad, is designated 
for industrial and light industrial uses.  This area contains industrial buildings and a storage yard 
containing various vehicles and storage facilities. 
 
South/West: 
 
The properties to the immediate south and west are designated for light industrial uses, and include 
several industrial and commercial businesses.   
 
The Project Applicant has consulted with the surrounding land owners and users and at this time 
none of the adjacent land owners and users have expressed any concern with respect to the 
proposed Project.  
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PROJECT DESCRIPTION 
 
The purpose of the Project is to implement the City’s vision of redeveloping underutilized parcels 
with intensified uses, such as truck terminal, warehousing, light industrial, manufacturing, and 
fulfillment center.  The Project involves the demolition of the existing 40,000 square foot 
manufacturing facility, see Figure 3, and redevelopment of the Project site.  Redevelopment of the 
Project site would also include the removal of the existing, unused BNSF Railroad spur located on 
the east side of the site.  
 
The Project entails a proposed Conditional Use Permit No. 3137-21, Major Site Plan Review No. 
1039-21, and Design Review No. 5028-21.  The Project Applicant is proposing to redevelop the 
site with a 57,900 sf Truck Terminal, that includes 52,900 sf of warehouse space and 5,000 sf of 
office space, and a 5,400-sf maintenance building as shown in Figure 4, Truck Terminal Site Plan  
The proposed building would be built up to 45 ft and include 84 dock doors (cross-dock 
configuration).  The Project would provide automobile parking stalls in excess of the requirements 
(47 automobile parking stalls) of the Orange Municipal Code (OMC).  The Project would provide 
a total of 62 automobile parking stalls consisting of 59 standard parking stalls, 2 standard 
accessible parking stalls, and 1 12 ft by 18 ft accessible parking stall.  Additionally, the Project 
would provide 188 trailer parking stalls. Ornamental landscaping, lighting, and walls would be 
installed per compliance with the OMC.  The building would operate 24 hours a day, 7 days a 
week.  It is anticipated that the facility would employ a total of 150 – 200 employees. 
 
Architecture and Design Features 
 
Development of the Truck Terminal would replace the existing building with a new modern 
building elevation.  As shown in Figure 5, Architectural Elevation , the proposed building would 
consist of concrete tilt-up panels.  The north elevation facing Struck Avenue would feature a 
neutral color palette consisting of grays and whites, dark green accents, and green reflective 
glazing.  The east and west elevations consist of 84 dock doors (cross-dock configuration).  The 
45-foot-tall building would be setback 10 feet from Struck Avenue.  A maintenance building at 
the southwest portion of the property would be constructed behind the facility, out of sight from 
public views.  The final design and architectural style of the proposed buildings are subject to 
review and approval by the City’s Design Review Committee. 
 
Site Access 
 
As stated, vehicular access to the site is currently provided via three two-way driveways in the 
northeast portion of the site along Struck Avenue.   
 
Under the Project, vehicular access to the Project site would be provided via two driveways along 
the site’s northern border along Struck Avenue.  Emergency vehicle circulation will be provided 
from all site vehicular access areas. 
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Truck Trailer Routes 
 
The proposed building would generate truck-trailer trips, and trucks would be required to utilize 
City-designated truck routes to and from the Project site.  Truck-trailers would travel to and from 
the site from the SR-57 and Katella Avenue.  Truck-trailer travel would be limited to: 
 

 Truck-trailers exiting the site would travel west on Struck and turn left on Katella Avenue 
to access the SR-57. This would require minor median improvements to Katella Avenue 
west of Struck Avenue.  Truck-trailers exiting the site could also travel west on Struck, 
turn left onto southbound Batavia Street to ultimately access the SR-57. 
 

 Truck-trailers entering the site would exit the SR-57 at Katella eastbound, turn right at 
Batavia Street southbound, and turn left onto Struck Avenue eastbound.  
 

 Truck-trailers would be prohibited from turning right onto Struck Avenue eastbound from 
Batavia Street, and from traveling eastbound on Katella Avenue and turning right onto 
Struck Avenue eastbound. 
 

The implementation of the Project would not require widening of surrounding roadways to 
accommodate truck-trailer traffic.   
 
Parking 
 
Under existing conditions, the Project site contains 70 vehicular parking stalls and 81 trailer 
parking stalls (a total of 151 parking stalls).  The Project Applicant proposes to remove 
approximately 315 linear feet of on-street parking along Struck Avenue which equates to 
approximately 20 parking stalls (315 feet/16 feet).   
 
According to the OMC, Chapter 17.34, Off-Street Parking and Loading, the Project is required to 
provide 47 parking stalls.  The Project would construct 62 passenger car parking stalls (including 
3 accessible parking spaces) and 188 trailer parking stalls (for a total of 250 parking stalls) on-site.   
 
Landscaping, Lighting, and Walls 
 
As depicted in Figure 6, Conceptual Landscape Plan, the Project Applicant will incorporate 
ornamental landscaping at the site’s frontage along Struck Avenue.  A comprehensive landscape 
plan will be provided for the Project, which includes a variety of new trees, shrubs, and 
groundcover.  The Project would be required to comply with the landscape standards established 
in the OMC (Chapter 16.50, Landscape Requirements). 
 
Exterior lighting would be installed on-site, as necessary, for safety and security. Decorative 
architectural lighting would also be installed to accent building entries as focal points throughout 
the site. 
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The Project Applicant would install an approximately 8-foot-high tubular steel fencing along the 
site’s perimeter to enclose the proposed building, parking area, truck court, and loading dock area.  
The fence would also serve as a safety precaution to protect visitors and/or employees on-site from 
vandalism and theft and from traversing the BNSF Railroad track immediately east of the site. 
 
Construction and Phasing 
 
The Project would be developed in one phase for a duration of 11 months.  Project construction 
activities include, but are not limited to the following: 
 

 Demolition of existing pavements 
 Demolition of existing structures 
 Grading and re-compaction of on-site soils 
 Grading to include pavement forming and pouring 
 Installation of new utility infrastructure to support the new building 
 Building construction and architectural coating. 
 Concrete paving of new parking areas 
 Installation of new security perimeters 

 
As shown in Figure 7, Proposed Grading Plan, approximately 3,799 cubic yards of imported soil 
is required to balance the site.  To be conservative and for purposes of the analysis of construction-
related impacts, approximately 1,000 cubic yards of soil export has been assumed.  Soil haul is 
expected to take three days.  Additionally, approximately 10,905 tons of concrete and asphalt will 
be crushed and reused onsite.  Ground disturbance will involve approximately 20 feet in depth for 
the water quality BMPs in the northwest corner of the Project, 12 feet for utilities, and 5 feet in 
depth for the remainder of the Project. 
 
Dry Utilities and Service Systems 
 
Plans for utilities that would serve the Project would include the provision of electricity by 
Southern California Edison (SCE), telecommunications facilities including telephone and fiber-
optic lines by AT&T, and solid waste by CR&R Waste and Recycling Services.  All new dry utility 
infrastructure would be installed underground and within the Project site. 
 
Infrastructure Improvements 
 
Water 
 
The City’s Public Works Water Division provides potable water service to the Project site and 
would continue to do so for the Project.  Potable water to the site is provided via internal water 
lines that connect to the existing public water 10-inch main along Struck Avenue. 
 
Wastewater 
 
The City’s Public Works Department provides wastewater collection services to the existing 
manufacturing facility and would continue to do so for the Project.  Wastewater collected by the 
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City flows through a system of regional trunk lines to Reclamation Plant No. 1 (located within the 
City of Fountain Valley) and No.2 (located within the City of Huntington Beach) for treatment; 
the reclamation plants are owned and operated by the Orange County Sanitation District (OCSD). 
 
The Project would include internal wastewater lines that connect to the existing public 8-inch 
sewer main along Struck Avenue that is operated by the City’s Public Works Department.  
Proposed wastewater infrastructure improvements would entail trenching and exposing existing 
lines on-site for connection, and installing new lines, and a break-in connection to the existing 
mainline.  No off-site sewer main construction or upsizing would be required to accommodate the 
Project.  However, some construction may occur within Struck Avenue to make the necessary 
infrastructure connections.  The sewer main within Struck Avenue would continue to be 
maintained by the City, and the proposed lateral connections and other on-site sewer lines would 
be maintained by the property owner. 
 
Stormwater 
 
Stormwater on site will emulate the existing drainage pattern and will flow from the south to the 
north and to the northwest corner.  The Project will incorporate ribbon gutters along the proposed 
parking areas on both the east and west sides of the proposed building that will collect flows and 
deposit them into the Project’s proposed on-site storm drain system.  The proposed storm drain 
will deposit flows into the proposed outlet structure in the northwest corner of the site.  
 
The Project also proposes biotreatment facilities to treat the site runoff.  To ensure proper parking 
counts and drive aisle widths, the site shall implement Modular Wetland Systems to treat the full 
design flowrate, in compliance with the Low Impact Development (LID) best management 
practice (BMP) selection and sizing requirements (Webb, 2021a). 
 
A detailed description of the proposed drainage system for the Project site is provided in the 
Project’s Water Quality Management Plan (WQMP) (Appendix G.1) and Drainage Study 
(Appendix G.2). 
 
Other Public Agencies Whose Approval is Required (Responsible or Trustee Agencies): 
 
The City of Orange, as Lead Agency, has the discretionary authority over the Project.  To 
Implement this Project, the Applicant would need to obtain the following permits/approval from 
the City: 
 

 Adoption of the Initial Study/Mitigated Negative Declaration 
 Adoption of the Mitigation Monitoring and Reporting Program 
 Conditional Use Permit No. 3137-21 
 Major Site Plan Review No. 1039-21 
 Design Review No. 5028-21 
 Environmental Review No. 1870-20 
 Demolition permits for on-site structures and other improvements 
 Grading and Building Permits to grade and construct the Project 
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The Project Applicant would need to obtain the following permits from other agencies: 
 

 Orange County Sanitation District (OCFCD) Municipal Stormwater Permit 
 South Coast Air Quality Management District – Construction-related permits (if 

applicable) 
 
Scheduled Public Meetings or Hearings: 
 
To be determined, separate noticing will be given for public hearings. 
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2.0 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED 
 
The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a “Potentially Significant Impact” as indicated by the checklist on the following pages. 
 

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

 
DETERMINATION. On the basis of this initial evaluation: 

1. I find that the project could not have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared. 
 

 

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

 

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

 

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

 

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

 

 
 
________________________________________ _City of Orange______________ 
Signature Lead Agency 
 
________________________________________ ___________________________ 
Name, Title  Date 

Nicole Morse, Esq., Principal (on behalf of Robert Garcia) September 20, 2021
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EVALUATION OF ENVIRONMENTAL IMPACTS: 

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

 

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

 

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

 

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

 

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

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

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

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

 

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

 

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

 

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

 

9. The explanation of each issue should identify: 

a. the significance criteria or threshold, if any, used to evaluate each question; and 

b. the mitigation measure identified, if any, to reduce the impact to less than significance. 
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3.0 ENVIRONMENTAL IMPACT ISSUES: 
 
1. AESTHETICS. 

 
Except as provided in Public Resources Code Section 21099, would 
the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Have a substantial adverse effect on a scenic vista?     
(b) Substantially damage scenic resources, including, but not limited to, 

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

    

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

    

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

    

 

Impact Analysis 
 
a) Have a substantial adverse effect on a scenic vista? 
 
Significance Determination: No Impact 
 
A significant impact would occur if a project were to introduce incompatible scenic elements within a 
field of view containing a scenic vista or substantially block views of a scenic vista.  Viewsheds refer to 
the visual qualities of the geographical area that is defined by the horizon, topography, and other natural 
features that give an area its visual boundary and context, or by artificial developments that have become 
prominent visual components of an area. 
 
According to the Natural Resources Element of the City’s General Plan, portions of the City of Orange 
are characterized by scenic vistas that include hillsides, ridgelines, or open space areas that provide a 
unifying visual backdrop to the urban environment.  The Project site is within the western portion of the 
City, where the topography is relatively flat, and very little open space exists.  The Project site does not 
contain any scenic resources and there are no scenic vistas within proximity to the site (see  Figure 8 
through Figure 10).  As shown, the Project area is within a highly urbanized industrial area.  
Implementation of the Project would not have an impact to a scenic vista. 
 
Mitigation Measures: Mitigation measures are not required. 
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b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 
 and historic buildings within a state scenic highway? 
 
Significance Determination: No Impact 
 
Under existing conditions, the Project site does not contain any scenic resources such as, rock 
outcroppings, or historic buildings.  The Project site contains street trees at the site’s frontage along 
Struck Avenue.  Implementation of the Project would result in the removal and replacement of street 
trees.  The Project Applicant would be required to obtain a tree removal permit, per OMC Section 
12.28.020 (Permit-Required for Removal or Planting). 
 
Based on the California Department of Transportation (Caltrans) List of Eligible and Officially 
Designated State Scenic Highways, there are no designated or eligible State scenic highways located in 
proximity to the Project site (Caltrans, 2019).  The nearest State designated scenic highway is a 4.2-mile 
portion of State Route 91 (SR-91) starting at State Route 55 (SR-55) to the city line of Anaheim located 
approximately 3.1 miles northeast (Google Earth, 2020).  Implementation of the Project would not have 
the potential to substantially damage scenic resources within a State scenic highway corridor.  No 
impacts would occur. 
 
As shown in Figure NR-4, Viewscape Corridors, of the General Plan, the City identifies the visual 
corridors within the City limits.  Figure NR-4 identifies the 4.2-mile portion of SR-91, Newport 
Boulevard from Crawford Canyon Road to Chapman Avenue, and Chapman Avenue to Santiago Canyon 
Road, a City designated scenic highway (Orange, 2015b).  Due to site distance and topography, 
implementation of the Project would not have the potential to substantially damage scenic resources 
within City designated scenic corridors.  No impacts would occur. 
 
Mitigation Measures: Mitigation measures are not required. 
 
c) In non-urbanized areas, substantially degrade the existing visual character or quality of public 

views of the site and its surroundings? (Public views are those that are experienced from publicly 
accessible vantage point). If the project is in an urbanized area, would the project conflict with 
applicable zoning or other regulations governing scenic quality? 

 
Significance Determination: Less than Significant Impact. 
 
As shown in Figure 8 through Figure 10, the Project site is within an urbanized area of the City.  Because 
the Project is in an urban area, the potential impacts of the Project under this threshold are assessed based 
on whether the Project would conflict with applicable zoning and other regulations governing scenic 
quality. The Project is consistent with the City’s General Plan and zoning designations for the site. 
 
City of Orange General Plan 
 
Table 1, General Plan Consistency Analysis, below discusses the Project’s consistency with the General 
Plan goals related to scenic quality. 
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Table 1 General Plan Consistency Analysis 

Goals and Policies Project Consistency 
Land Use Element 
Maximum Intensity 
 

 1.0 Floor Area Ratio (FAR) 
 

Consistent.  The Project site is designated for Light 
Industrial uses.  The Light Industrial land use designation 
allows for a maximum FAR of 1.0.  As shown on the 
Project’s site plans, the Project would have a maximum 
FAR of 0.75.  Therefore, the Project would not exceed the 
maximum permitted FAR. 

Height Limit 
 

 3 Stories 
 

Consistent.    The proposed building would be single-story 
and constructed up to a height of 45 feet.  The Project would 
not construct 3 stories and would therefore not exceed the 
permitted maximum height limit identified in the General 
Plan. 

Policy 6.1: Ensure that new development is compatible with 
the style and design of established structures and the 
surrounding environment. 

Consistent.  The Project would redevelop the site with a 
modern building.  The Project’s proposed style and design 
would be compatible with the surrounding environment. 

 
Based on the foregoing analysis, the Project would not conflict with the site’s underlying zoning 
classification or other regulations governing scenic quality.  Impacts would be less than significant. 
 
City of Orange Municipal Code (OMC) 
 
The Project site is zoned Industrial Manufacturing (M-2) and as such, the Project would be required to 
comply with the development standards established in OMC Chapter 17.20, Industrial Districts.  The 
intent and purpose of Chapter 17.20 are to encourage industrial facilities and related uses while 
recognizing the potential for compatibility between uses through appropriate development and 
performance standards (Orange, 2020).  Chapter 17.20 also intends to promote orderly growth and 
development through minimal performance standards, sustained property values, protected public safety 
and health, and further amenities to achieve an environment that is commensurate with prolonged future 
growth, development, and economic stability. Table 2, Zoning Development Standards Consistency 
Analysis, addresses the Project’s consistency with applicable development standards outlined in the 
OMC. 
 

Table 2 Zoning Development Standards Consistency Analysis 

Applicable Development Standard Project Consistency 
Industrial Manufacturing (M-2) Zoning District 
Maximum Permitted Building Height 
 

 45 feet  

Consistent.  The Project involves the redevelopment of the 
Project site with up to a 45-foot-tall building. The proposed 
building would not exceed the Zoning Development 
Standards’ height limit of 45 ft. Accordingly, the Project’s 
proposed building height would comply with the City’s 
permitted height in the M-2 zone.  

Development Setbacks 
 

 Exterior Front, Side, and Rear Yards 
o When adjacent to or across from an alley 

from a residential zone – 20 feet 

Consistent.  The Project site is located immediately south 
of Struck Avenue, a local street.  The Project’s closest 
setback to Struck Avenue will be approximately 80 feet.  
The Project site is bordered to the east, south, and west by 
separate parcels containing existing development.  The 
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Applicable Development Standard Project Consistency 
o When adjacent to an arterial street – 20 

feet 
o When adjacent to a local street – 10 feet 

 Interior Side and Rear Yards 
o When adjacent to a separate parcel – 0 

Feet 

Project’s interior side and rear setbacks will be greater than 
0 feet. 

Landscaping Requirements 
 

 Promote a comprehensive planning effort in which 
all design elements of a project complement each 
other and are compatible with their surroundings. 
In addition, landscape design must be suitable for 
the topography and coordinated with the 
preparation of the site grading plan. 

Consistent.  The Project would incorporate a Project-
specific landscape plan, as shown in Figure 6, that is 
designed to be in accordance with the City’s Landscape 
Ordinance.  The Project’s proposed landscaping would 
include drought tolerant trees, shrubs, and groundcover.  
Ornamental landscaping would be provided along the site’s 
northern, eastern, and southern perimeter.  Additionally, 
ornamental trees and shrubs are proposed along the 
proposed building’s northern, eastern, and southern 
perimeter. 

Screening of Mechanical Equipment 
 

 Shielded from view – All mechanical and air 
conditioning equipment shall be shielded and 
screened from view from adjacent streets and 
properties. The screening shall be architecturally 
integrated with the building. Ground-mounted 
equipment screening shall consist of a solid wall, 
solid fence, or sufficient landscaping.  Otherwise, 
such equipment shall be enclosed in a building. 

 Setback Required – Mechanical equipment shall 
not be located in required yards or other setback 
areas. 

Consistent.  Roof-mounted mechanical equipment would 
be shielded and screened from view from the neighboring 
property and Struck Avenue.  The proposed shielding and 
screening would be integrated with the building’s design to 
seamlessly screen the mechanical equipment.  The Project 
does not propose to locate mechanical equipment in yard or 
setback areas. 

Trash enclosures 
 

 All developments shall be provided with trash 
collection areas adequately and conveniently 
placed throughout the development.  Trash 
collection areas shall be screened from view on 3 
sides by a 6-foot-high wall. A visually opaque, 
self-latching gate shall be provided. 

Consistent.  The proposed trash enclosure for the Project 
would screen views on 3 sides with a 6-foot-high wall and 
will provide a visually opaque self-latching gate to access 
the trash enclosure. 

Undergrounding of Utilities 
 

 Utility lines shall be required to be placed 
underground within all commercial or professional 
development, planned residential development, 
and residential subdivisions. 

Consistent.  The Project would install new utility lines 
underground connecting to the existing utility mains within 
Struck Avenue. 

 
Mitigation Measures:  Mitigation measures are not required. 
 
d) Create a new source of substantial light or glare which would adversely affect day or nighttime 

views in the area? 
 
Significance Determination: Less than Significant Impact. 
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The Project site is currently developed with a manufacturing use (Nursery Supplies, Inc.) and is 
surrounded by existing industrial development.  The Project site generates artificial lighting from 
building-mounted light fixtures.  The Project site is within an urbanized area that includes several sources 
of artificial lighting including interior and exterior building lighting, parking lot lighting, security 
lighting, and street lighting along Struck Avenue.  Other sources of artificial light include vehicle 
headlights traveling along Struck Avenue. 
 
The Project would introduce new sources of light as necessary for security, safety, and wayfinding.  The 
Project’s proposed lighting would be similar to existing conditions; therefore, implementation of the 
Project would not introduce new sources of light that would substantially affect day or nighttime views 
in the area.  Additionally, the Project’s proposed lighting is required to be consistent with OMC Section 
17.12.030, Lighting, and Section 17.20.280, Emission of Lighting, Glare, Dust, and Heat, which states 
that lighting shall be directed, controlled, screened, or shaded in a manner as not to shine directly on 
surrounding premises (Orange, 2020).   
 
Glare is caused by light reflections from the pavement, vehicles, and building materials such as reflective 
glass and polished surfaces.  During daylight hours, the amount of glare depends on the intensity and 
direction of sunlight.  Glare can create hazards to motorists and can be a nuisance for pedestrians and 
other viewers.  The proposed building is located at the terminus of a cul-de-sac within a buildout area 
and will be constructed of concrete tilt-up walls.  The Project’s proposed building materials would not 
result in potential glare impacts within the Project site or surrounding areas, and notably at the street 
level.  Low-reflective windows would be provided at the proposed office areas.  Implementation of the 
Project would not introduce new sources of glare that would substantially affect day or nighttime views 
in the area. 
 
Mitigation Measures: Mitigation measures are not required.  
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2. AGRICULTURE & FOREST RESOURCES. 
 
(In determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer to the 
California Agricultural Land Evaluation and Site Assessment Model 
(1997) prepared by the California Department of Conservation as an 
optional model to use in assessing impacts on agriculture and 
farmland.)  In determining whether impacts to forest resources, 
including timberland, are significant environmental effects, lead 
agencies may refer to information compiled by the California 
Department of Forestry and Fire Protection regarding the state’s 
inventory of forest land, including the Forest and Range Assessment 
Project and the Forest Legacy Assessment project; and forest carbon 
measurement methodology provided in Forest Protocols adopted by 
the California Air Resources Board.) Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

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

    

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

    

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

    

 

Impact Analysis:  
 
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as 

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

 
Significance Determination:  No Impact 
 
According to the California Department of Conservation’s (DOC) California Important Farmland 
Finder, the Project site is classified as “Urban and Built-Up Land” (DOC, 2016a).  The “Urban and Built-
Up Land” classification describes land that is occupied by structures with a building density of at least 
1 unit 10 1.5 acres, or approximately 6 structures to a 10-acre parcel (DOC, 2016a).  The nearest 
Farmland to the Project site is located approximately 0.43 miles north; this land is classified by the DOC 
as “Unique Farmland,” which describes land that contains lesser quality soils used to produce the State’s 
leading crops.  “Unique Farmland” is usually irrigated, buy may include non-irrigated orchards or 
vineyards as found in some climatic zones in California.  Due to the site’s distance from designated 
Farmland, the Project would not have the potential to convert the Farmland to non-agricultural use.  The 
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Project does not have the potential to convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland) to non-agricultural use.  No impacts would occur. 
 
Mitigation Measures: Mitigation measures are not required. 
 
b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 
 
Significance Determination:  No Impact 
 
The Project site is zoned as Industrial Manufacturing (M-2) (Orange, 2016).  The nearest land zoned for 
agricultural use is located approximately 4.1 miles northeast of the Project site.  As such, the Project 
does not have the potential to conflict with existing zoning for agricultural use.  No impacts would occur. 
 
The Williamson Act is a Statewide mechanism for the preservation of agricultural land and open space 
land.  The Act provides a comprehensive method for local governments to protect farmland and open 
space by allowing lands in agricultural use to be placed under contract (agricultural preserve) between 
local government and landowner.  The Project site is not under a Williamson Act contract.  Therefore, 
implementation of the Project does not have the potential to conflict with an existing Williamson Act 
contract.  No impacts would occur. 
 
Mitigation Measures: 
 
c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources 

Code section 12220(g)), timberland (as defined by Public Resources Code section 4526), or 
timberland zoned Timberland Production (as defined by Government Code section 51104(g))? 

 
Significance Determination:  No Impact 
 
As previously discussed, the Project site is currently zoned as M-2.  According to the City’s Zoning 
Map, there are no lands within the City that are zoned for forest land, timberland, or timberland zoned 
Timberland Production (Orange, 2016).  Therefore, the Project does not have the potential to conflict 
with existing zoning or rezoning of forest land, timberland, or timberland zoned Timberland Production.  
No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
d) Result in the loss of forest land or conversion of forest land to non-forest use? 
 
Significance Determination: No Impact 
 
As discussed under the Agricultural and Forest Resources Threshold c, the Project site is zoned M-2 and 
there are no lands within the City that are zoned forestland.  Additionally, the Project site is developed 
with a light industrial use.    Therefore, the Project would not result in the loss of forest land or conversion 
of forest land to a non-forest use.  No impacts would occur. 
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Mitigation Measures:  Mitigation measures are not required. 
 
e) Involve other changes in the existing environment which, due to their location or nature, could result 

in conversion of Farmland, to non-agricultural use? 
 
Significance Determination:  No Impact 
 
As previously discussed under Agriculture and Forest Resources Threshold a, the Project site is located 
approximately 0.43 miles southwest of Unique Farmland.  Additionally, the Project site is within an 
urbanized area of the City that contains little open space.  Due to the site’s distance from the Unique 
Farmland, the Project does not have the potential to convert Farmland to non-agricultural use.  No 
impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
3. AIR QUALITY. 

 
(Where available, the significance criteria established by the 
applicable air quality management or air pollution control district may 
be relied upon to make the following determinations.)   Would the 
project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Conflict with or obstruct implementation of the applicable air quality 
plan? 

    

(b) Result in a cumulatively considerable net increase of any criteria 
pollutant for which the project region is non-attainment under an 
applicable federal or state ambient air quality standard? 

    

(c) Expose sensitive receptors to substantial pollutant concentrations?     
(d) Result in other emissions (such as those leading to odors) adversely 

affecting a substantial number of people? 
    

 

Impact Analysis:  
 
The analysis in this section is based on the 534 Struck Avenue Air Quality Impact Analysis City of Orange 
(Air Quality Impact Analysis) report prepared by Urban Crossroads, Inc. (Urban Crossroads) dated 
March 31, 2021 and the 534 Struck Avenue Mobile Source Health Risk Assessment City of Orange 
(HRA) prepared by Urban Crossroads dated March 31, 2021.  The Air Quality Impact Analysis and HRA 
are provided in their entirety as Appendix A.1 and Appendix A.2, respectively, of this IS/MND.  
 
Environmental Setting 
 
The Project site is within the South Coast Air Basin (SCAB) within the jurisdiction of the South Coast 
Air Quality Management District (South Coast AQMD).  Under the Air Quality Management Act, the 
South Coast AQMD is responsible for bringing air quality in areas under its jurisdiction into conformity 
with federal and State air quality standards.  The SCAB is a 6,745-square mile subregion of the South 
Coast AQMD that includes portions of Los Angeles, Riverside, and San Bernardino Counties, and all of 
Orange County.   
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South Coast AQMD Regional and Local Significance Thresholds 
 
The City of Orange utilizes the South Coast AQMD CEQA Air Quality Handbook and thresholds of 
significance to determine the significance of Project emissions.  A Project may have a significant impact 
if Project emissions would exceed these air pollutions thresholds.  Table 3, South Coast AQMD Regional 
Thresholds of Significance, below identifies South Coast AQMD’s regional construction and operational 
emissions within its jurisdiction. 
 

Table 3 South Coast AQMD Regional Thresholds of Significance 

Pollutant Regional Construction Threshold Regional Operational Thresholds 

NOX 100 lbs/day 55 lbs/day 

VOC 75 lbs/day 55 lbs/day 

PM10 150 lbs/day 150 lbs/day 

PM2.5 55 lbs/day 55 lbs/day 

SOX 150 lbs/day 150 lbs/day 

CO 550 lbs/day 550 lbs/day 

Pb 3 lbs/day 3 lbs/day 

Notes: lbs/day – Pounds Per Day, NOX – Nitrogen Oxides, VOC – Volatile Organic Compounds, PM10 – Particulate Matter 10 microns in 
diameter or less, PM2.5 – Particulate Matter 2.5 microns in diameter or less, SOX – Sulfur Oxides, CO – Carbon Monoxide, Pb – Lead. 

Source: (Urban Crossroads, 2021a) 
 
The South Coast AQMD also established localized significance thresholds (LSTs) that a project can emit 
without contributing to an existing or new air quality standard exceedance.  LSTs are defined separately 
for construction and operational activities and are dependent on location, project size, and distance to 
sensitive receptors. 
 
Health Risk Significance Thresholds 
 
For pollutants without defined significance standards or air contaminants not covered by the standard 
criteria cited above, the definition of substantial pollutant concentrations varies.  For toxic air 
contaminants (TACs), “substantial” is taken to mean that the individual cancer risk exceeds a threshold 
considered a prudent risk management level.  Cancer risk is expressed in terms of expected incremental 
incidence per million.  The South Coast AQMD has established an incidence rate of 10 persons per 
million as the maximum acceptable incremental cancer risk due to DPM exposure from a project.  This 
threshold serves to determine whether a given project has a potentially significant development-specific 
and cumulatively considerable impact. 
 
a) Conflict with or obstruct implementation of the applicable air quality plan? 
 
Significance Determination:  Less than Significant Impact 
 
As previously discussed, the Project site is within the SCAB.  Currently, State, and federal air quality 
standards are exceeded in most parts of the SCAB.  In response, the South Coast AQMD has adopted a 
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series of Air Quality Management Plans (AQMPs) to meet the State and federal ambient air quality 
standards.  AQMPs are regularly updated to more effectively reduce emissions, accommodate growth, 
and to minimize any negative fiscal impacts of air pollution control on the economy.  It should be noted 
that emissions of O3, NOx, VOC, and CO have been decreasing in the SCAB since 1975 and are projected 
to continue to decrease through 2020.  Additionally, the overall trends of PM10 and PM2.5 in the air (not 
emissions) have improved since 1975 (Urban Crossroads, 2021a).  The current AQMP, the 2016 AQMP, 
was adopted by the South Coast AQMD in March 2017 and the Project’s consistency with the 2016 
AQMP is discussed below.  Criteria for determining consistency with the AQMP are defined in Chapter 
12, Section 12.2, and Section 12.3 of the South Coast AQMD’s CEQA Air Quality Handbook (1993).  
The Project’s consistency with these criteria is discussed below. 
 
Consistency Criterion No. 1: The Project will not result in an increase in the frequency or severity of 
existing air quality violations or cause or contribute to new violations or delay the timely attainment of 
air quality standards or the interim emissions reductions specified in the AQMP. 
 
Construction Impacts – Consistency Criterion 1 
 
The violations that Consistency Criterion No. 1 refers to are the California Ambient Air Quality 
Standards (CAAQS) and National Ambient Air Quality Standards (NAAQS).  CAAQS and NAAQS 
violations could occur if regional or localized significance thresholds are exceeded. 
 
As evaluated under Air Quality Threshold b, below, the Project’s regional and localized construction-
source emissions would not exceed applicable regional significance threshold and LST thresholds.  As 
such, impacts would be less than significant (Urban Crossroads, 2021a). 
 
Operational Impacts – Consistency Criterion 1 
 
As evaluated under Air Quality Threshold b, below, the Project would not exceed the applicable regional 
significance thresholds and LST thresholds for operational activity.  Therefore, the Project would not 
conflict with the AQMP according to this criterion.  Based on the preceding discussion, the Project is 
determined to be consistent with the first criterion. 
 
Consistency Criterion No. 2: The Project will not exceed the assumptions in the AQMP based on the 
years of Project build-out phase. 
 
The 2016 AQMP demonstrates that the applicable ambient air quality standards can be achieved within 
the timeframes required under federal law.  Growth projections from local general plans adopted by 
cities in the district are provided to the SCAG, which develops regional growth forecasts, which are then 
used to develop future air quality forecasts for the AQMP.  Development consistent with the growth 
projections in City of Orange General Plan is consistent with the AQMP (Urban Crossroads, 2021a). 
 
The Project proposes to convert an existing manufacturing use to a truck terminal use, which would be 
a similar type of industrial land use as the surrounding area and consistent with the underlying zoning 
and land use designations with approval of a CUP. A General Plan amendment would not be required. 
The number of employees generated at the site are anticipated within the growth projections and the 
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development would not result in an increase in population within the SCAB.  Therefore, implementation 
of the Project would not have the potential to substantially affect demographic projections beyond what 
is accounted for in the current 2016 AQMP.  As such, the Project is determined to be consistent with the 
second criterion. 
 
AQMP Consistency Conclusion 
 
The Project would not have the potential to result in or cause NAAQS or CAAQS violations.  The 
Project’s proposed uses are consistent with the General Plan land use designation and would not exceed 
the regional or localized construction and operational thresholds.  Therefore, the Project is consistent 
with the AQMP (Urban Crossroads, 2021a). 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Result in a cumulatively considerable net increase of any criteria pollutant for which the project 

region is non-attainment under an applicable federal or state ambient air quality standard? 
 

Significance Determination:  Less than Significant Impact 
 
The Project would contribute to local and regional air pollutant emissions during its construction (short-
term) and operation (long-term).  However, as discussed below, Project construction and operation 
would not result in exceedances of South Coast AQMD daily thresholds for Project-specific impacts that 
could subsequently cause cumulatively considerable increases in emissions of pollutants for which the 
SCAB is designated as non-attainment.  
 
Construction Impacts 
 
The Project’s construction is anticipated to take approximately 11 months.  During this time, a variety 
of heavy-duty diesel-powered vehicles and equipment would be operated on-site.  Demolition of the 
existing structure on-site would require an excavator, a loader, bulldozer, or another similar grading 
vehicle.  Grading for the Project would require similar vehicles, as well as a grader.  During the 
demolition and excavation phases, haul trucks would be utilized to transport demolished materials and 
any cut soils either the Olinda Alpha Landfill, Frank R. Bowerman Landfill, or the Prima Deshecha 
Landfill.  
 
On October 17, 2017, the South Coast AQMD in conjunction with the California Air Pollution Control 
Officers Association and other California air districts, released the latest version of the California 
Emissions Estimator Model (CalEEMod) Version 2016.3.2.  The purpose of this model is to calculate 
construction-source and operational-source criteria pollutant (VOCs, NOX, SOX, CO, PM10, and PM2.5) 
and quantify applicable air quality reductions. The two most pertinent regulatory requirements that apply 
to the proposed Project during construction and required by South Coast AQMD Rules include Rule 403 
(Fugitive Dust) and Rule 1113 (Architectural Coatings).  Rule 403 prevents and reduces fugitive dust 
emissions by requiring best available control measures to be applied during earth moving and grading 
activities.  Rule 1113 limits the VOC content of architectural coatings.  Credit for Rules 403 and 1113 
have been taken in the analysis.   

115



 

3-15 

Accordingly, the Project’s daily regional emissions and localized emissions from construction have been 
estimated using South Coast AQMD’s CalEEMod 2016.3.2 model, as shown in Table 4, Regional 
Threshold Summary of Construction, and Table 5, LST Summary of Construction, respectively. As 
shown in Table 4, Project construction-source emissions would not exceed the regional numerical 
thresholds of significance established by the South Coast AQMD for any criteria pollutant and impacts 
would be less than significant.  Additionally, as shown in Table 5, the Project’s construction-source 
emissions would not exceed the localized thresholds for each air pollutant established by the South Coast 
AQMD.  The Project’s unmitigated construction emissions would not exceed South Coast AQMD’s 
LSTs for NOx, CO, PM10, or PM2.5.  Therefore, the Project’s construction emission impacts would be 
less than significant. 
 

Table 4 Regional Threshold Summary of Construction 

Year 
Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 

Summer 

2021 38.11 40.87 43.63 0.10 10.95 5.99 

Winter 

2021 38.23 40.91 43.26 0.10 10.95 5.99 

Maximum Daily Emissions 38.23 40.91 43.63 0.10 10.95 5.99 

South Coast AQMD Regional Threshold 75 100 550 150 150 55 

Threshold Exceeded? NO NO NO NO NO NO 

Source: (Urban Crossroads, 2021a) 
 

Table 5 LST Summary of Construction 

On-Site Emissions 
Emissions (lbs/day) 

NOX CO PM10 PM2.5 

Demolition 

Maximum Daily Emissions 31.44 21.57 2.56 1.59 

South Coast AQMD Localized Threshold 183 1,253 29 8 

Threshold Exceeded? NO NO NO NO 

Site Preparation 

Maximum Daily Emissions 40.50 21.15 10.74 5.93 

South Coast AQMD Localized Threshold 183 1,253 29 8 

Threshold Exceeded? NO NO NO NO 

Grading 

Maximum Daily Emissions 28.53 20.38 5.73 2.78 

South Coast AQMD Localized Threshold 183 1,253 29 8 

Threshold Exceeded? NO NO NO NO 

(Urban Crossroads, 2021a) 
 
  

116



 

3-16 

Operational Impacts 
 
Under existing condition, the Project site is developed with an approximately 40,000 sf manufacturing 
use.  The estimated operation-source emissions from the existing developed are shown in Table 6, 
Existing Emissions. 

Table 6 Existing Emissions 

Existing Development  
Operational Activities 

Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 

Summer Scenario  

Total Maximum Daily Emissions 1.92 16.01 11.43 0.08 4.74 1.45 

Winter Scenario 

Total Maximum Daily Emissions 1.91 16.34 9.84 0.08 4.73 1.45 

Source: (Urban Crossroads, 2021a) 
 
Emissions associated with the Project’s operation were calculated using CalEEMod 2016.3.2.  The 
Project’s daily regional emissions and localized emissions from operation are shown in  Table 7, 
Summary of Peak Operational Emissions, and Table 8, LST Summary of Operations, respectively.  It 
should be noted that for Table 7 the existing development emissions were subtracted from the Project’s 
operational emission to determine the new emissions from the Project.  As shown in Table 7, the 
Project’s daily regional emissions will not exceed any threshold of significance for any criteria pollutants 
and impacts would be less than significant even if the existing development emissions were not 
subtracted from the Project’s operational emissions.  Additionally, as shown in Table 8, the Project 
would not introduce any new major sources of air pollution and emissions would not exceed South Coast 
AQMD’s localized significance thresholds for NOX, CO, PM10, or PM2.5 and impacts would be less than 
significant. 
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Table 7 Summary of Peak Operational Emissions 

Operational Activities – 
Summer Scenario 

Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 

Area Source 1.46 0.00* 0.06 0.00 0.00* 0.00* 

Energy Source 0.00* 0.04 0.04 0.01* 0.00* 0.00* 

Mobile Source (Passenger Cars) 0.34 0.32 5.67 0.02 2.00 0.54 

Mobile Source (Trucks) 0.92 31.40 8.69 0.15 5.67 1.83 

On-Site Equipment Source 0.12 1.27 0.76 0.00 0.04 0.04 

Total Maximum Daily Emissions  2.84 33.03 14.92 0.17 7.71 2.42 

Existing Emissions 1.92 16.01 11.43 0.08 4.74 1.45 

Net Emissions (Project – Existing) 0.92 17.02 3.49 0.09 2.97 0.96 

South Coast AQMD Regional Threshold 55 55 550 150 150 55 

Threshold Exceeded?  NO NO NO NO NO NO 

Operational Activities – 
Winter Scenario 

Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 

Area Source 1.46 0.00* 0.06 0.00 0.00* 0.0** 

Energy Source 0.01* 0.04 0.04 0.00* 0.00* 0.00* 

Mobile Source (Passenger Cars) 0.35 0.36 4.98 0.02 2.00 0.54 

Mobile Source (Trucks) 0.85 32.02 5.77 0.15 5.65 1.82 

On-Site Equipment Source 0.12 1.27 0.76 0.00 0.04 0.04 

Total Maximum Daily Emissions  2.77 33.69 11.61 0.17 7.68 2.40 

Existing Emissions 1.91 16.34 9.84 0.08 4.73 1.45 

Net Emissions (Project – Existing) 0.86 16.01 1.77 0.09 2.95 0.95 

South Coast AQMD Regional Threshold 55 55 550 150 150 55 

Threshold Exceeded?  NO NO NO NO NO NO 

* Rounded to the nearest hundredth decimal. 

Source: (Urban Crossroads, 2021a) 
 

Table 8 LST Summary of Operations 

Operational Activity 
Emissions (lbs/day) 

NOX CO PM10 PM2.5 
Maximum Daily Emissions 2.93 1.56 0.43 0.16 

South Coast AQMD Localized Threshold 183 1,253 7 3 

Threshold Exceeded? NO NO NO NO 

(Urban Crossroads, 2021a) 
 
Mitigation Measures:  Mitigation measures are not required. 
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c) Expose sensitive receptors to substantial pollutant concentrations? 
 
Significance Determination:  Less than Significant Impact 
 
Some people are especially sensitive to air pollution.  These groups of people include children, the 
elderly, individuals with pre-existing respiratory or cardiovascular illness, and athletes who engage in 
frequent exercise.  Structures that house these persons or place where they gather to exercise are defined 
as sensitive receptors.  Figure 11, Sensitive Receptors, depicts the sensitive receptors located in the 
Project area.  The receptor locations are described below: 
 

 R1: Location R1 represents the public-institutional City of Orange Department of Public Works 
use at 637 W Struck Avenue, approximately 86 feet north of the Project site.  Since there are no 
private outdoor living areas (backyards) facing the Project site, receptor R1 is placed at the 
building façade.   

 R2: Location R2 represents the existing Citrus Grove Apartment complex at 1120 North Lemon 
Street, approximately 130 feet east of the Project site.  Since there are no private outdoor living 
areas (backyards) facing the Project site, receptor R2 is placed at the residential building façade.  

 R3: Location R3 represents Paw and Order pet boarding service at 618 West Collins Avenue, 
approximately 566 feet south of the Project site.  Since there are no private outdoor living areas 
(backyards) facing the Project site, receptor R3 is placed at the building façade.   

 R4: Location R4 represents Meter Tech Services & Equipment located at 1035 N. Parker Street, 
approximately 22 feet west of the Project site.  Receptor R4 is placed at the building façade. 

 R5: Location R5 represents the proposed Orange City Yard Site Affordable Housing Project, 
located approximately 220 feet north of the Project site.  Receptor R5 is placed at the approximate 
location of where the future building façade is anticipated.   

 
Construction Emissions 
 
As discussed under the Air Quality Threshold b, the Project’s construction emissions would not exceed 
South Coast AQMD’s regional significance thresholds or LSTs.  Therefore, the nearby sensitive 
receptors would not be exposed to substantial pollutant concentrations that would present a public health 
concern. 
 
The primary toxic air contaminant (TAC) that would be generated by construction activities is diesel 
particulate matter (DPM), which would be released from the exhaust pipes of diesel-powered 
construction vehicles and equipment.  According to the Project-specific HRA (Appendix A.2), given the 
size of the Project and the relatively small amount of construction equipment and relative short duration 
of construction activity, any DPM generated from construction activity would be negligible and not 
result in any significant health risks and no further evaluation is required. 
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Operational Emission 
 
As discussed under the Air Quality Threshold b, the Project’s operational emissions would not exceed 
South Coast AQMD regional significance thresholds or LST.  Under Project conditions, the primary 
toxic TAC that would be generated by Project operational activities is DPM. 
 
Individual Exposure 
 
The residential land use with the greatest potential exposure to Project DPM source emissions is Location 
R5, which represents the proposed Orange City Yard Affordable Housing Project, located approximately 
220 feet north of the Project site. Receptor R5 is placed at the approximate location of where the future 
building façade is anticipated. At the maximally exposed individual receptor (MEIR), the maximum 
incremental cancer risk attributable to DPM source emissions is estimated at 1.03 in one million, which 
is less than the South Coast AQMD’s significance threshold of 10 in one million. At this same location, 
non-cancer risks were estimated to be 0.0004, which would not exceed the applicable significance 
threshold of 1.0. Because all other modeled residential receptors are exposed to lesser concentrations 
and are located at a greater distance than the scenario analyze herein, and DPM generally dissipates with 
distance from the source, all other residential receptors in the vicinity of the Project would be exposed 
to less emissions and therefore less risk than the MEIR identified herein. As such, the Project will not 
cause a significant human health or cancer risk to adjacent residences (Urban Crossroads, 2021a) 
 
Worker Exposure 
 
The worker receptor land use with the greatest potential exposure to Project DPM source emissions is 
Location R4, which represents the Meter Tech Services & Equipment located at 1035 N. Parker Street, 
approximately 22 feet west of the Project site.  Receptor R4 is placed at the building façade where a 
worker could remain for at least one hour.  At the maximally exposed individual worker (MEIW), the 
maximum incremental cancer risk impact at this location is 0.23 in one million which is less than the 
South Coast AQMD’s threshold of 10 in one million.  Maximum non-cancer risks at this same location 
were estimated to be 0.001, which would not exceed the applicable significance threshold of 1.0. Because 
all other modeled worker receptors are located at a greater distance than the scenario analyze herein, and 
DPM dissipates with distance from the source, all other worker receptors in the vicinity of the Project 
would be exposed to less emissions and therefore less risk than the MEIW identified herein.  As such, 
the Project will not cause a significant human health or cancer risk to adjacent workers (Urban 
Crossroads, 2021a).  
 
CO Hotspots 
 
An adverse CO concentration, known as a “hotspot,” would occur if an exceedance of the State one-hour 
standard of 20 parts per million (ppm) or the 8-hour standard of 9 ppm were to occur.  It has long been 
recognized that CO hotspots are caused by vehicular emissions, primarily when idling at congested 
intersections. In response, vehicle emissions standards have become increasingly stringent in the last 20 
years.  Currently, the allowable CO emissions standard in California is a maximum of 3.4 grams/mile 
for passenger cars (there are requirements for certain vehicles that are more stringent).  With the turnover 
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of older vehicles, introduction of cleaner fuels, and implementation of increasingly sophisticated and 
efficient emissions control technologies, CO concentration in the SCAB is now designated as attainment. 
 
Due to the relatively small size of the Project, the Project does not have the potential to generate the 
volume of traffic required to generate a CO “hotspot.  Therefore, CO “hotspots” are not an environmental 
concern for the Project and no impacts would occur. 
 
Friant Ranch 
 
In December 2018, in the case of Sierra Club v. County of Fresno (2018) 6 Cal.5th 502, California 
Supreme Court held that an Environmental Impact Report’s (EIR) air quality analysis must meaningfully 
connect the identified air quality impacts to the human health consequences of those impacts, or 
meaningfully explain why that analysis cannot be provided.  As noted in the Brief of Amicus Curiae by 
the South Coast AQMD in the Friant Ranch case (which is incorporated into the technical report), South 
Coast AQMD has among the most sophisticated air quality modeling and health impact evaluation 
capability of any of the air districts in the State, and thus it is uniquely situated to express an opinion on 
how lead agencies should correlate air quality impacts with specific health outcomes.   
 
The South Coast AQMD discusses that it is infeasible to quantify health risks caused by projects similar 
to the Project, due to many factors.  It is necessary to have data regarding the sources and types of air 
toxic contaminants, location of emission points, velocity of emissions, the meteorology and topography 
of the area, and the location of receptors (worker and residence).  Even where a health risk assessment 
can be prepared, however, the resulting maximum health risk value is only a calculation of risk--it does 
not necessarily mean anyone will contract cancer because of the Project.  On the other hand, for 
extremely large regional projects (unlike the proposed Project), the South Coast AQMD states that it has 
been able to correlate potential health outcomes for very large emissions sources – as part of their 
rulemaking activity, specifically 6,620 lbs/day of NOX and 89,180 lbs/day of VOC were expected to 
result in approximately 20 premature deaths per year and 89,947 school absences due to O3. 
 
The Project does not generate anywhere near 6,620 lbs/day of NOX or 89,190 lbs/day of VOC emissions. 
The Project would generate 40.91 lbs/day of NOX during construction and 33.69 lbs/day of NOX during 
operations.  The Project would also generate 38.23 lbs/day of VOC emissions during construction and 
2.84 lbs/day of VOC emissions during operation.  Therefore, the Project’s emissions are not sufficiently 
high enough to warrant using a regional modeling program to correlate health effects on a basin-wide 
level and impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
d) Result in other emissions (such as those leading to odors) adversely affecting a substantial 

number of people? 
 
Significance Determination:  Less than Significant Impact 
 
Land uses generally associated with odor complains include: agricultural uses, wastewater treatment 
plants, food processing plants, chemical plants, composting operations, refineries, landfills, dairies, and 
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fiberglass molding facilities.  The Project does not contain land uses typically associated with emitting 
objectionable odors.  Potential odor sources associated with the Project may result from construction 
equipment exhaust and the application of concrete and architectural coatings during construction 
activities and the temporary storage of typical solid waste (refuse) associated with the Project’s (long-
term operational) uses.  Standard construction requirements would minimize odor impacts from 
construction.  The construction odor emissions would be temporary, short-term, and intermittent in 
nature and would cease upon completion of the respective phase of construction and is thus considered 
less than significant.  It is expected that Project-generated refuse would be stored in covered containers 
and removed at regular intervals in compliance with the City’s solid waste regulations.  The Project 
would also be required to comply with South Coast AQMD Rule 402 to prevent occurrences of public 
nuisances.  Therefore, odors associated with the Project construction and operations would be less than 
significant and no mitigation is required (Urban Crossroads, 2021a). 
 
No other emissions would be anticipated because of Project construction or operation.  Therefore, the 
Project would not result in other emissions that would adversely affect a substantial number of people 
and impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
4. BIOLOGICAL RESOURCES. 

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Have a substantial adverse effect, either directly or through habitat 
modifications, on any species identified as a candidate, sensitive, or 
special status species in local or regional plans, policies, or 
regulations, or by the California Department of Fish and Game or U.S. 
Fish and Wildlife Service? 

    

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

    

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

    

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

    

(e) Conflict with any local policies or ordinances protecting biological 
resources, such as a tree preservation policy or ordinance? 

    

(f) Conflict with the provisions of an adopted Habitat Conservation Plan, 
Natural Community Conservation Plan, or other approved local, 
regional, or state habitat conservation plan? 
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Impact Analysis: 
 
a) Have a substantial adverse effect, either directly or through habitat modifications, on any species 

identified as a candidate, sensitive, or special status species in local or regional plans, policies, 
or regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

 
Significance Determination:  No Impact 
 
The City identifies significant wildlife habitat as being in the City’s undeveloped hillside areas, East 
Orange, and park and open spaces (particularly near Santiago Creek, Santiago Oaks Regional Park, 
Irvine Regional Park, and Peters Canyon Regional Park) (Orange, 2015b).  The Project site is in the 
western portion of the City and is fully developed with a manufacturing facility.  Additionally, the 
properties surrounding the Project site are fully developed and urbanized.  According to the City’s 
General Plan Environmental Impact Report (EIR), urbanized areas provide low habitat value for 
sensitive species.  There are no natural habitats or sensitive species on the Project site or immediately 
surrounding area.  As such, implementation of the Project would not have the potential to have an adverse 
effect either directly or indirectly through habitat modifications on any species identified as a candidate, 
sensitive, or special status species in the local or regional plans, policies or regulation, or by the 
California Department of Fish and Game and Wildlife Service (Orange, 2010a).  No impacts would 
occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 

identified in local or regional plans, policies, regulations or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

 
Significance Determination:  No Impact 
 
Riparian habitats are those occurring along the banks of rivers and streams.  Sensitive natural 
communities are natural communities that are considered rare in the region by regulatory agencies, 
known to provide habitat for sensitive animals or plant species or known to be important wildlife 
corridors.  According to the City’s General Plan EIR, riparian habitat and wetlands within the existing 
urbanized area of the City occur along the Santiago Creek (Orange, 2010a).  The Project site is located 
approximately 1.9 miles north of the Santiago Creek and there are no other riparian habitat or other 
sensitive natural communities present on the Project site or within the site’s vicinity (Google Earth, 
2020).  Therefore, implementation of the Project would not have an adverse effect on any riparian habitat 
or other sensitive natural community identified in local or regional plans, policies, regulations or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
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c) Have a substantial adverse effect on state or federally protected wetlands (including, but not 
limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

 
Significance Determination:  No Impact 
 
Wetlands are defined as land that is flooded or saturated by surface water or groundwater at a frequency 
and duration sufficient to support and, that normally does support, a prevalence of vegetation adapted to 
life in saturated soils.  Wetlands include areas such as swamps, marshes, and bogs.  The Project site and 
surrounding area are fully developed and do not contain any wetlands.  The nearest wetland habitat to 
the Project site is at the Santiago Creek located approximately 1.9 miles south.  Therefore, the 
implementation of the Project would not have an adverse effect on state or federally protected wetlands.  
No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
d) Interfere substantially with the movement of any native resident or migratory fish or wildlife 

species or with established native resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites? 

 
Significance Determination:  Less than Significant Impact with Mitigation Incorporated 
 
The City is characterized as mostly urbanized with low habitat value for wildlife.  The City’s primary 
functional wildlife corridors are Santiago Creek through the center of the City; the northeastern portion 
of the City, and the Southern California Edison (SCE) utility corridors, which link with the Santiago 
Oaks Park; and the preserved hillsides and ridgelines in the southeastern portion of the City that link 
with Peters Canyon Park (Orange, 2015a).  Additionally, a significant amount of East Orange is 
undeveloped, including the Irvine Ranch Land Reserve (IRLR) and the Nature Reserve of Orange 
County established by the Orange County Central/Coastal Natural Community Conservation Plan 
(NCCP).  These areas have the potential to act as wildlife corridors. 
 
The Project site is fully developed within an urbanized setting and is located outside the identified 
wildlife corridors.  There are no areas within the Project’s vicinity which could function as a wildlife 
corridor or nursery site for wildlife.  Therefore, implementation of the Project would not have the 
potential to interfere with the movement of any native resident or migratory fish or wildlife species with 
established native resident or migratory wildlife corridors or impede the use of native wildlife nursery 
sites.  No impacts would occur. 
 
The Project requires removal of existing ornamental trees within the northern portion of the site.  These 
existing trees have the potential to provide suitable nesting opportunities for nesting birds.  The 
Migratory Bird Treaty Act (MBTA) governs the taking, killing, possession, transportation, and 
importation of migratory birds, their eggs, parts, and nests.  To reduce the Project’s potential impacts on 
migratory birds, the Project would implement Mitigation Measure (MM) BIO-1, which requires a pre-
construction nesting bird clearance survey to determine the presence/absence, location, and status of any 
active nests on or adjacent to the Project site.  If the nesting bird clearance survey indicates the presence 
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of nesting birds, MM BIO-1 requires buffers to ensure that any nesting birds are protected according to 
the MBTA.  With the implementation of MM BIO-1, the Project’s potential construction-related impacts 
to migratory birds would be less than significant. 
 
Mitigation Measures:   
 
BIO-1 In the event that vegetation and tree removal should occur between January 15 and 

September 15, the Project Applicant shall retain a qualified biologist to conduct a nesting 
bird survey no more than 3 days prior to commencement of construction activities.  The 
biologist conducting the clearance survey shall document the negative results if no active 
bird nests are observed on the Project site or within the vicinity during the clearance 
survey with a brief letter report, submitted to the City of Orange Community 
Development Department prior to construction, indicating that no impacts to active bird 
nests would occur before construction can proceed.  If an active avian nest is discovered 
during the pre-construction clearance survey, construction activities shall stay outside of 
a 200-foot buffer around the active nest.  For listed and raptor species, this buffer shall 
be 500-feet.  A biological monitor shall be present to delineate the boundaries of the 
buffer area and to monitor the active nest to ensure that nesting behavior is not adversely 
affected by the construction activity.  Prior to the commencement of construction 
activities and the issuance of any permits, results of the pre-construction survey and any 
subsequent monitoring shall be provided to the City of Orange Community Development 
Department. 

 
e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 

preservation policy or ordinance? 
 
Significance Determination:  Less than Significant Impact 
 
The City’s participation in the NCCP is its Master Street Tree Plan and the Tree Preservation Ordinance 
(OMC Chapter 12.32) as the primary local measures to protect biological resources.  According to the 
City’s General Plan EIR, the Master Street Tree Plan and the Tree Preservation Ordinance are effective 
procedures to monitor the potential for impacts to existing trees that provide roosting and nesting habitat 
for native and migratory birds throughout the City.  The City’s Tree Ordinance restricts the removal of 
trees including those on private property that is deemed to be “endowed with a public interest” or may 
be of historical value “by virtue of their origin, size, uniqueness, and/or national or regional rarity.” 
(Orange, 2020)  Trees determined to be historic are compiled on a master list that is maintained by the 
Community Services Department and approved by resolution of the City Council. 
 
The Project would result in the removal of ornamental trees.  According to OMC Section 12.32.030, the 
Project Applicant would be required to obtain a Tree Removal Permit.  According to OMC Section 
12.32.060, the Project’s ornamental trees are not considered Historical Trees.  Therefore, the Project 
would not conflict with any local policies or ordinances protecting biological resources following 
compliance with OMC Section 12.32.030 and impacts would be less than significant. 
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f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan? 

 

Significance Determination: No Impact 
 
The City of Orange is subject to the NCCP.  As shown on General Plan EIR Figure 5.4-2, NCCP Habitat 
Reserve Area, several areas within the City are designated NCCP Habitat Reserve (Orange, 2010a).  
According to General Plan EIR Figure 5.4-2, the Project site is not within an NCCP Habitat Reserve 
Area.  No other approved local, regional, or State habitat conservation plans apply to the site.  Therefore, 
implementation of the Project does not have the potential to conflict with the provisions of an adopted 
Habitat Conservation Plan, Natural Community Conservation Plan, or other approved local, regional, or 
State habitat conservation plan.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
5. CULTURAL RESOURCES.  

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Cause a substantial adverse change in the significance of a historical 
resource pursuant to in §15064.5? 

    

(b) Cause a substantial adverse change in the significance of an 
archaeological resource pursuant to §15064.5? 

    

(c) Disturb any human remains, including those interred outside of 
dedicated cemeteries? 

    

 

This section is primarily based on the Cultural and Paleontological Resource Letter Report for the 534 
Struck Avenue Project, City of Orange, Orange County, California (Cultural Resources Study), prepared 
by Duke Cultural Resources Management (Duke), Inc. dated April 30, 2021.  The Project-specific 
Cultural Resources Study is included as Appendix B of this IS/MND. 
 

Impact Analysis: 
 
a) Cause a substantial adverse change in the significance of a historical resource pursuant to in 

§15064.5? 
 
Significance Determination:  No Impact 
 
A project-related significant adverse effect would occur if a project were to adversely affect a historical 
resource meeting one of the definitions listed below.  CEQA Guidelines Section 15064.5 defines historic 
resources as resources listed or determined to be eligible for listing by the Historic Resources 
Commission, a local register of historic resources, or the lead agency.  Generally, a resource is considered 
“historically significant” if it meets one of the following criteria: 
 

 Is associated with events that have made a significant contribution to the broad patterns of 
California’s history and cultural heritage; 
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 Is associated with the lives of persons important to our past; 

 Embodies the distinctive characteristics of a type, period, region, or method of construction or 
represents the work of an important creative individual, or possesses high artistic values; 

 Has yielded, or may be likely to yield, information important in prehistory or history. 
 
As shown in Figure CR-2 of the City’s General Plan Cultural Resource and Historic Preservation 
Element, the Project site is not designated as a historic resource nor is the site proposed as a historic 
resource.  Additionally, no listed or designated historical resources are in proximity to the site; most of 
the resources identified are in the Old Towne Historic District and Plaza District (Orange, 2015c).  
Additionally, according to the cultural resource record search conducted by Duke, no cultural resources 
have been recorded within the Project area (Duke, 2021).  However, two potential historic resources 
were recorded within one-half mile of the Project: P-30-176663 and P-30-159932.  P-30-176663 is a 
portion of the BNSF Railroad located a one-half mile southwest of the Project site.  This portion of the 
BNSF Railroad was determined ineligible for listing on the National Registry of Historic Places (NRHP) 
because it is currently in use and has had continual maintenance and upgrades necessary for modern rail 
and thus diminished the historic integrity.  P-30-159932 consists of several buildings located in the Old 
Towne Orange Historic District and is listed on the NRHP (No. 97000617).  Due to the site’s location 
and limited physical disturbance area, implementation of the Project does not have the potential to result 
in a substantial adverse change to these cultural resources (Duke, 2021).  No impacts would occur. 
 
Implementation of the Project would demolish the existing structure and redevelop the site with a 
singular approximately 57,900 sf building and associated parking.  As shown in Figure 3, the Project site 
is developed with an approximate 40,000 sf manufacturing facility that was constructed in approximately 
1977.  The northern portion of the site contains ornamental landscaping and a concrete paved parking 
lot and the existing structure.  The southern portion of the site is concrete paved and was used to store 
the facility’s products (planters and pots).  The site’s existing structures are not 50 years old and do not 
meet the criteria listed above and, therefore, are not considered historically significant. Therefore, 
redevelopment of the Project site would not impact historical resources; no impacts would occur.  
 
Given that the Project site was previously disturbed and is not within a historic district of the City, the 
likelihood of encountering undiscovered historic resources throughout Project construction is considered 
low.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to 

§15064.5? 
 
Significance Determination:  Less than Significant Impact with Mitigation Incorporated 
 
Section 15064.5(c) of the State CEQA Guidelines defines significant archaeological resources as 
resources that meet the criteria for historical resources or resources that constitute unique archaeological 
resources, as defined in Section 21083.2 of the State CEQA Guidelines. A project-related significant 
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adverse effect could occur if a project were to affect archaeological resources that meet the criteria 
identified under Cultural Resources Threshold a. 
 
The Project site is developed with a manufacturing facility and associated parking.  As previously 
discussed, the Project site is within an urbanized portion of the City and is surrounded by existing 
industrial uses.  Because the Project site is developed, the site was subject to construction and ground-
disturbing activities similar to that which would occur under the Project.   
 
Given the highly disturbed condition of the Project site and its surroundings, the potential for the 
Project’s construction activities to affect an unidentified archaeological resource is considered low 
(Duke, 2021).  However, while unlikely, the presence of previously undiscovered subsurface 
archaeological resources on the Project site remains possible, and these resources could be affected by 
ground-disturbing activities associated with grading and construction at the site.  It is possible that 
subsurface disturbance would occur at levels not previously disturbed (e.g., deeper excavation) or may 
uncover undiscovered archaeological resources at the site.  The Project would implement MM CUL-1, 
which provides direction for the proper recordation of previously undiscovered archaeological resources, 
should they be found during Project construction activities.  Implementation of MM CUL-1 would 
ensure that the Project’s potential impacts on archaeological resources less than significant. 
 
Mitigation Measures: 
 
CUL-1 In the event a potentially significant cultural resource is encountered during subsurface 

earthwork activities, all construction activities within a 100-foot radius of the find shall 
cease and workers should avoid altering the materials until a qualified archaeologist who 
meets the Secretary of Interior’s Professional Qualification Standards for archaeology has 
evaluated the resource.  The Applicant shall include a standard inadvertent discovery 
clause in every construction contract to inform contractors of this requirement.  Any 
previously undiscovered resource found during construction-related activities shall be 
recorded on the appropriate Department of Parks and Recreation (DPR) forms and 
evaluated for significance in terms of CEQA criteria by a qualified archaeologist.  
Potentially significant cultural resources consist of but are not limited to stone, bone, 
glass, ceramics, wood, or shell artifacts, or features including hearths, structural remains, 
or historic dumpsites.  If the resource is determined to be significant under CEQA 
Guidelines Section 15064.5, the qualified archaeologist shall prepare and implement a 
research design and archeological data recovery plan that will capture those categories of 
data for which the site is significant in accordance with Section 15064.5 of the State 
CEQA Guidelines.  The archaeologist shall also perform appropriate technical analyses, 
prepare a comprehensive report complete with methods, results, and recommendations, 
and provide for the permanent curation or repatriation of the recovered resources in 
cooperation with the designated most likely descendant as needed.  The report shall be 
submitted to the City of Orange, the South-Central Coastal Information Center, and the 
State Historic Preservation Office, if required. 

 
c) Disturb any human remains, including those interred outside of dedicated cemeteries? 
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Significance Determination:  Less than Significant Impact  
 
The Project site and surrounding properties are developed and are not used as cemeteries.  As such, 
human remains, including those interred outside of formal cemeteries are not anticipated to be 
encountered during earth removal or disturbance activities.  Based on the Project-specific geotechnical 
investigation prepared by GeoTek, Inc. (GeoTek) titled Geotechnical and Infiltration Evaluation 
Proposed Warehouse Facility, dated March 31, 2020, the near-surface soils encountered at the 10 boring 
sites were undocumented fill soils.  Ground disturbance will involve approximately 20 feet in depth for 
the water quality BMPs in the northwest corner of the Project, 12 feet for utilities, and 5 feet in depth for 
the remainder of the Project.     
 
If, in the unlikely event that, human remains were uncovered during grading activities, proper treatment 
is required in accordance with applicable State law.  California Health and Safety Code Section 7050.5 
to 7055 describes the general provisions for proper treatment of human remains.  Specifically, the Health 
and Safety Code Section 7050.5 describes the requirements if any human remains are accidentally 
discovered during onsite grading activities.  Additionally, compliance with California Public Resources 
Code Section 5097.98 requires that disturbance of the site remain halted until the County Coroner can 
evaluate the find and notification of the Native American Heritage Commission (NAHC) if the remains 
are of Native American origin. The NAHC is responsible for contacting the most likely Native American 
descendent, for consultation. Following compliance with existing State regulations, which detail the 
appropriate actions necessary in the event human remains are encountered, impacts in this regard would 
be reduced to less than significant levels. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
6. ENERGY. 

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Result in potentially significant environmental impact due to wasteful, 
inefficient, or unnecessary consumption of energy resources, during 
project construction or operation? 

    

(b) Conflict with or obstruct a state or local plan for renewable energy or 
energy efficiency? 

    

 
Impact Analysis: 
 
The analysis in this section is based on the 534 Struck Avenue Energy Analysis City of Orange (Energy 
Analysis), prepared by Urban Crossroads dated March 31, 2021.  This report is provided in its entirety 
as Appendix C to this IS/MND.  
 
Electricity is provided to the Project site by Southern California Edison (SCE) and natural gas is provided 
to the Project site by the Southern California Gas Company (SoCal Gas).  Both forms of energy are 
provided to the Project site via existing infrastructure located beneath Struck Avenue. 
 
a) Result in potentially significant environmental impact due to wasteful, inefficient, or unnecessary 

consumption of energy resources, during project construction or operation? 
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Significance Determination:  Less than Significant Impact 
 
Project Construction 
 
During Project construction, energy would be consumed in the form of electricity associated with the 
conveyance of water used for dust control and, on a limited basis, power lights, electronic equipment, or 
other construction activities necessitating electrical power.  As discussed below, construction activities 
including the construction of the new building, typically do not involve the consumption of natural gas.  
Project construction would consume energy in the form of petroleum-based fuels associated with the use 
of off-road construction vehicles and equipment on the Project site, construction worker travel to and 
from the Project site, and delivery and haul truck trips. 
 
The Project’s total electricity usage during construction, is calculated to be approximately 112,826 
kilowatt hours (kWh).  Construction equipment used by the Project would result in consumption of 
approximately 60,725 gallons of diesel fuel.  Construction equipment use of fuel would not be atypical 
for the type of construction proposed because there are no aspects of the Project’s proposed construction 
process that are unusual or energy-intensive, and Project construction equipment would conform to the 
applicable California Air Resources Board (CARB) emissions standards, acting to promote equipment 
fuel efficiencies.  CCR Title 13, Title 13, Motor Vehicles, section 2449(d)(3) Idling, limits idling times 
of construction vehicles to no more than 5 minutes, thereby precluding unnecessary and wasteful 
consumption of fuel due to unproductive idling of construction equipment.  Enforcement of idling 
limitations is realized through periodic site inspections conducted by City building officials (Urban 
Crossroads, 2021c). 
Construction worker trips for full construction of the Project would result in the estimated fuel 
consumption of 21,285 gallons of fuel.  Additionally, fuel consumption from construction vendor trips 
(Medium-Heavy Duty Trucks [MHDT] and Heavy-Heavy Duty Trucks [HHDT]) will total 
approximately 237,237 gallons.  City and regional commercial vendors would supply diesel fuel. 
Indirectly, construction energy efficiencies and energy conservation would be achieved using bulk 
purchases, transport and use of construction materials.  The 2019 Integrated Energy Policy Report 
(IEPR) released by the California Energy Commission (CEC) has shown that fuel efficiencies are getting 
better within on and off-road vehicle engines due to more stringent government requirements.  As 
supported by the preceding discussions, the Project’s temporary construction energy consumption would 
not be considered inefficient, wasteful, or otherwise unnecessary (Urban Crossroads, 2021c). 
 
Project Operation 
 
Transportation Energy Demands 
 
Transportation energy demand is a function of the total VMT and estimated fuel economies of vehicles 
accessing the Project site. With respect to estimated VMT, and based on the trip frequency and trip 
length, the Project would generate an estimated 2,665,474 annual VMT along area roadways for all 
vehicles and approximately 273,834 gallons of fuel will be consumed from the Truck Terminal generated 
vehicle trips (Urban Crossroads, 2021c).  
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Current and future commercial vendors would provide fuel.  Trip generation and VMT generated by the 
Project are consistent with other industrial uses of similar scale and configuration and CalEEMod.  That 
is, the Project does not propose uses or operations that would inherently result in excessive and wasteful 
vehicle trips and VMT, nor associated excess and wasteful vehicle energy consumption (Urban 
Crossroads, 2021c). 
 
Enhanced fuel economies realized pursuant to federal and state regulatory actions, and related transition 
of vehicles to alternative energy sources (e.g., electricity, natural gas, biofuels, hydrogen cells) would 
likely decrease future gasoline fuel demands per VMT.  Location of the Project proximate to regional 
and local roadway systems tends to reduce VMT within the region, acting to reduce regional vehicle 
energy demands.  In compliance with the California Green Building Standards Code, the Project would 
promote the use of bicycles as an alternative mean of transportation by providing short-term and/or long-
term bicycle parking accommodations.  Project transportation energy consumption would not be 
considered inefficient, wasteful, or otherwise unnecessary and impacts would be less than significant 
(Urban Crossroads, 2021c). 
 
Facility Energy Demands 
 
The Project’s operational energy demands are estimated at: 160,393 kilo-British thermal units per year 
(kBTU/year) of natural gas and 240,495 kWh/year of electricity (see Table 4-17, Appendix C; (Urban 
Crossroads, 2021c)). Natural gas would be supplied to the Project by SoCalGas; SCE would supply 
electricity. The Project proposes conventional industrial uses reflecting contemporary energy 
efficient/energy conserving designs and operational programs.  Uses proposed by the Project are not 
inherently energy intensive, and the Project energy demands in total would be comparable to, or less 
than, other projects of similar scale and configuration. 
 
Energy-saving and sustainable design features and operational programs would be incorporated into the 
Project, including those required by the California Green Building Standards Code (CALGreen; CCR, 
Title 24, Part 11).  The Project would also incorporate design features and attributes promoting energy 
efficiency and sustainability.  The Project’s buildings would be designed and built to meet the standard 
for Leadership in Energy and Environmental Design (LEED) Silver Certification under either the 1) 
LEED v.4 Building Design and Construction Standards for Core and Shell Development set forth by the 
U.S. Green Building Council or 2) LEED pre-certified Prologis program1.  The Project would include 
tractor trailer parking stalls capable of supporting future electric vehicle supply equipment (EVSE) as 
required by the City. Additionally, the Project would include 7 electric charging stalls for electric 
passenger vehicles.  Additionally, the Project will be required to comply with the applicable Title 24 
standards which will further ensure that the Project energy demands would not be inefficient, wasteful, 
or otherwise unnecessary and impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 

 
1 Prologis has been designing and developing LEED-certified buildings since 2006. In 2014, Prologis partnered with the U.S. 
Green Building Council and M.E. Group to use the LEED Volume Program. The Program uses a prototype approach to 
streamline the certification process and allow builders to achieve consistency in green building improvements, while earning 
LEED certification faster than would be possible with individual building reviews. 
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b) Conflict with or obstruct a state or local plan for renewable energy or energy efficiency? 
 
Significance Determination:  Less than Significant Impact 
 
The Project is subject to California Building Code (CBC) requirements.  New buildings must achieve 
compliance with 2019 Building and Energy Efficiency Standards and the 2019 California Green 
Building Standards requirements.  The Project would provide for, and promote, energy efficiencies equal 
to or beyond those required under other applicable federal and State standards and regulations, and in so 
doing would meet or exceed all CBC Title 24 standards.  Moreover, energy consumed by the Project’s 
operation is calculated to be comparable to, or less than, energy consumed by other industrial uses of 
similar scale and intensity that are constructed and operating in California.  On this basis, the Project 
would not result in the inefficient, wasteful, or unnecessary consumption of energy. Further, the Project 
would not cause or result in the need for additional energy producing facilities or energy delivery 
systems.  (Urban Crossroads, 2021c) 
 
Mitigation Measures:  Mitigation measures are not required. 
 
7. GEOLOGY AND SOILS. 

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Directly or indirectly cause potential substantial adverse effects, 
including the risk of loss, injury, or death involving: 

    

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

    

 ii) Strong seismic ground shaking?     
 iii) Seismic-related ground failure, including liquefaction?     
 iv) Landslides?     
(b) Result in substantial soil erosion or the loss of topsoil?     
(c) Be located on a geologic unit or soil that is unstable, or that would 

become unstable as a result of the project, and potentially result in on- 
or off-site landslide, lateral spreading, subsidence, liquefaction, or 
collapse? 

    

(d) Be located on expansive soil, as defined in Table 18-1-B of the 
Uniform Building Code (1994), creating substantial direct or indirect 
risks to life or property? 

    

(e) Have soils incapable of adequately supporting the use of septic tanks or 
alternative waste water disposal systems where sewers are not available 
for the disposal of waste water? 

    

(f) Directly or indirectly destroy a unique paleontological resource or site 
or unique geologic feature? 

    

 
This section is primarily based on the Geotechnical and Infiltration Evaluation Proposed Warehouse 
Facility 534 Struck Avenue, Orange, Orange County, California (Geotechnical Investigation), prepared 
by GeoTek, Inc. dated March 31, 2020.  The Project-specific Geotechnical Investigation is included as 
Appendix D of this IS/MND.  This section is also based on the Cultural and Paleontological Resource 
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Letter Report for the 534 Struck Avenue Project, City of Orange, Orange County, California (Cultural 
Resources Study), prepared by Duke Cultural Resources Management (Duke), Inc. dated April 30, 2021.  
The Project-specific Cultural Resources Study is included as Appendix B of this IS/MND. 
 
Impact Analysis: 
 
a) Directly or indirectly cause potential substantial adverse effects, including the risk of loss, injury, 

or death involving: 
 

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

 
Significance Determination:  No Impact 
 
Ground rupture is the visible offset of the ground surface when an earthquake rupture along a fault affects 
the Earth’s surface.  Southern California, including the City of Orange, is subject to the effects of seismic 
activity due to the active faults that traverse the area.  Active faults are defined as those that have 
experienced surface displacement within Holocene time (approximately the last 11,000 years) and/or are 
in a State-designated Alquist-Priolo Earthquake Fault Zone.  According to the Geotechnical 
Investigation, the Project site is not within a State of California Alquist-Priolo Earthquake Fault Zone.  
Additionally, the Project site is not within any other fault zone.  The nearest active faults to the Project 
site are the San Joaquin Hills and Elsinore fault zones located approximately 7.5 miles to the south and 
8.3 miles to the northeast, respectively (GeoTek, 2020a).  Fault rupture would not occur on the Project 
site since no active faults cross the Project site.  Therefore, no impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 

ii. Strong seismic ground shaking? 
 
Significance Determination:  Less than Significant Impact 
 
As previously stated, the Project site is located within the highly seismic Southern California region 
within the influence of several fault systems.  The San Joaquin Hills and Elsinore fault zones located 
approximately 7.5 miles to the south and 8.3 miles to the northeast, respectively, of the Project site 
(GeoTek, 2020a).  As a result, the Project would likely experience strong seismic ground shaking during 
its design life.   
 
The Project’s proposed building would be constructed in accordance with the 2019 California Building 
Code (CBC) and OMC Section 15.04.010, California Building Code Adopted by Reference, structures 
built for human occupancy must be designed to meet or exceed the CBC standards for earthquake 
resistance.  The CBC includes earthquake safety standards based on a variety of factors including 
occupancy type, types of soils and rocks on-site, and strength of probable ground motion at the project 
site.  In accordance with CBC requirements, a Geotechnical Investigation was prepared to determine 
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site-specific geologic conditions and appropriate design parameters.  Nonetheless, the project would 
demonstrate compliance with applicable seismic-related design requirements to reduce impacts related 
to strong seismic ground shaking.  The City of Orange Building Division would ensure incorporation of 
the Geotechnical Investigation’s recommended design criteria as a standard condition of approval.  
Following compliance with the CBC, impacts concerning seismic ground shaking would be less than 
significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 

iii. Seismic-related ground failure, including liquefaction? 
 
Significance Determination:  No Impact 
 
Seismic-related ground failure includes, but is not limited to, liquefaction.  Liquefaction is a seismic 
phenomenon in which loose, saturated, granular soils behave similarly to fluids when subject to high-
intensity seismic events.  Liquefaction occurs when three general conditions coexist: 1) shallow 
groundwater, 2) low-density non-cohesive (granular) soils and 3) high-intensity ground motion.  
According to the Geotechnical Investigation and the DOC Earthquake Zones of Required Investigation 
Map, the Project site is not within a Liquefaction Zone (DOC, 2016b; GeoTek, 2020a).  The Project does 
not have the potential to expose people or structures to seismic-related liquefaction.  No impacts would 
occur. 
 
Mitigation Measures:  Mitigation measures are not required 
 

iv. Landslides? 
 
Significance Determination:  No Impact 
 
Seismic events can cause the soils within a slope to become unstable and slip causing a landslide.  
According to the DOC Earthquake Zones of Required Investigation Map, the Project site is not within a 
Landslide Zone (DOC, 2016b).  The Project does not have the potential to expose people or structures 
to seismic-related landslides.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Result in substantial soil erosion or the loss of topsoil? 
 
Significance Determination: Less than Significant Impact 
 
Erosion is the movement of rock and soil from place to place and is a natural process. Common agents 
of erosion in the project region include wind and flowing water. Significant erosion typically occurs on 
steep slopes where stormwater and high winds can carry topsoil down hillsides. Erosion can be increased 
greatly by earthmoving activities if erosion-control measures are not employed. 
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The Project site is fully developed and contains ornamental landscaping within the site’s northern 
portion.  Because the Project site is fully developed and contains very little exposed soils, erosion is 
occurring on the site is minimal. 
 
Grading and earthwork activities associated with Project construction would expose soils to potential 
short-term erosion by wind and water.  Project construction would be required to comply with the water 
quality management measures identified in OMC Section 7.01.050, Controls for Water Quality 
Management.  As discussed under Hydrology and Water Quality Threshold a, the Project would be 
required to comply with the National Pollutant Discharge Elimination System (NPDES) program to 
control direct storm water discharges, which involves the preparation and implementation of a Storm 
Water Pollution Prevention Plan (SWPPP) for construction-related activities, including grading.  As 
stated previously, the Project would also be required to demonstrate compliance with South Coast 
AQMD 403, which would reduce the potential for wind erosion during construction through the 
implementation of dust control measures.  Following compliance with the established regulatory 
framework (i.e., OMC Chapter 7.01.050 and South Coast AQMD Rule 403), impacts during construction 
would be less than significant. 
 
Long-term operational impacts related to soil erosion or loss of topsoil would be required to comply with 
the requirements outlined in the Project’s Water Quality Management Plan (WQMP) in compliance with 
OMC Chapter 7.01, Water Quality and Stormwater Discharges.  The Project’s WQMP is included as 
Appendix G.1 to this IS/MND.  The WQMP includes structural and non-structural best management 
practices (BMPs) to ensure water quality standards are upheld.  Structural BMPs included in the Project’s 
WQMP include providing storm drain signage; trash storage areas; efficient irrigation systems and 
landscape design; and loading docks.  Non-structural BMPs, such as educational materials for property 
owners, tenants, and occupants; activity restriction; common area landscape management; BMP 
maintenance; spill contingency plant; uniform fire code implementation; common area litter control; 
employee training; housekeeping of loading docks, common area catch basin inspection; and street 
sweeping private streets and parking lots. 
 
The BMPs identified in the Project’s WQMP would reduce the Project’s potential operational impacts 
concerning soil erosion or loss of topsoil.  The Project site is within a highly urbanized area with minimal 
elevation changes.  The Project would redevelop the Project site with a single approximately 57,900 sf 
building and would contain a similar amount of impervious surfaces as compared to the site’s existing 
development.  Any exposed soil would be minimal and associated with landscaping areas.  Project 
operations would not result in substantial soil erosion or loss of topsoil during operation.  Impacts would 
be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result 

of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, 
liquefaction, or collapse? 

 
Significance Determination:  Less than Significant Impact 
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Landslide 
 
Refer to Geology/Soils Threshold a.iv..  The Project does not have the potential to be located on a 
geologic unit or soil that would result in on- or off-site landslides.  No impacts would occur. 
 
Lateral Spreading 
 
Lateral spreading is a phenomenon in which large blocks of intact, non-liquefied soil move downslope 
on a liquefied soil layer.  Lateral spreading is a regional event.  For lateral spreading to occur, the 
liquefiable soil zone must be laterally continuous, unconstrained laterally, and free to move along the 
sloping ground.  The Project site’s potential for lateral spreading is considered low based on the site’s 
relatively flat topography, distance from slopes, and no potential for liquefaction.  The Project does not 
have the potential to be located on a geologic unit or soil that would result in lateral spreading.  No 
impacts would occur. 
 
Subsidence/Shrinkage 
 
Subsidence and shrinkage are primarily dependent upon the degree of compaction achieved during 
construction.  According to the Project’s Geotechnical Investigation, undocumented fill soils were 
encountered at depths ranging from 3 to 5 feet bgs that consist of medium dense to dense silty sand, very 
dense/hard clayey sand to sandy clay, clayey silt, and silty clay (GeoTek, 2020a).  Older alluvial fan 
deposits located beneath the undocumented fill and/or the existing ground surface consists of medium 
dense to very dense sand and silty and clayey sands and stiff to very stuff sandy silts and sandy clays.  A 
shrinkage factor of approximately 5 to 15 percent may be considered for undocumented fill materials 
requiring removal and recompaction.  A shrinkage factor of approximately 0 to 10 percent may be 
considered for excavation and recompaction of native soils (GeoTek, 2020a).  The Project would 
implement the recommendations identified within the Geotechnical Investigation in accordance with 
CBC requirements and to preclude impacts related to subsidence and shrinkage.  Additionally, the City 
of Orange Building Division would ensure incorporation of the Geotechnical Investigation’s 
recommended actions as a standard condition of approval to the Project’s building permit.  Impacts 
would be less than significant. 
 
Liquefaction 
 
Refer to Geology/Soils Threshold a.iii.  Therefore, the Project does not have the potential to be located 
on a geologic unit or soil that would result in liquefaction.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), 

creating substantial direct or indirect risks to life or property? 
 
Significance Determination:  Less than Significant Impact 
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Expansive soils are defined as soils possessing clay particles that react to moisture changes by shrinking 
or swelling.  According to the Project’s Geotechnical Investigation, the Project’s on-site near-surface 
soils have a very low to medium expansion potential.  Recommendations for foundation construction are 
outlined in Section 5.3, Design Recommendations, of the Geotechnical Investigation.  Design parameters 
are detailed in Section 5.3.1 of the Geotechnical Investigation (see Appendix D of this IS/MND), the 
City of Orange Building Division would ensure incorporation of the Geotechnical Investigation’s 
recommended actions as a standard condition of approval to the Project’s building permit.  Following 
the implementation of the Geotechnical Investigation recommendations, impacts would be less than 
significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
e) Have soils incapable of adequately supporting the use of septic tanks or alternative waste water 

disposal systems where sewers are not available for the disposal of waste water? 
 
Significance Determination:  No Impact 
 
The Project would not involve the use of septic tanks or alternative waste water disposal systems.  The 
Project would connect to the City’s existing wastewater service, which currently provides service to the 
site and surrounding area.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
f) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 

feature? 
 
Significance Determination:  Less than Significant Impact with Mitigation Incorporated 
 
According to the City’s General Plan EIR, Orange County has designated most of the area generally east 
of SR-55 as an area of paleontological resource sensitivity.  However, the Project site is located 1.5 miles 
west of SR-55 and is developed with an existing manufacturing facility with associated parking and 
landscaping. There is a low potential for unique geologic features to be present on-site per the General 
Plan EIR.  Additionally, according to the Cultural Resources Study (Appendix B), the Project site does 
not contain any fossil localities; however, two fossil localities located within 3 miles of the Project site 
were identified in similar deposits to those underlying the Project site (Duke, 2021).  The presence of 
multiple nearby fossil localities in deposits similar to those underlying the Project site indicates a high 
sensitivity for paleontological resources within the Project site (Duke, 2021).  Although the Project site 
was previously disturbed, the Project’s construction activities have the potential to increase the depth of 
excavation and uncover unidentified paleontological resources.  Therefore, in the unlikely event that 
Project excavation uncovers unknown paleontological resources, the Project would implement MM 
GEO-1 requiring all Project grading and construction efforts to halt until a paleontologist examines the 
site, identifies the paleontological significance of the resource, and recommends a course of action.  
Following the implementation of MM GEO-1, the Project would not significantly impact paleontological 
resources, and impacts would be less than significant. 
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Mitigation Measures: 
 
GEO-1 Prior to the issuance of a grading permit, the Applicant shall provide written evidence to 

the Community Development Department that the Applicant has retained a qualified 
paleontologist to respond on an as-needed basis to address unanticipated paleontological 
discoveries. 
 
In the event that paleontological resources are encountered during ground-disturbing 
activities, all construction activities within 100 foot vicinity of the find shall halt until the 
qualified paleontologist identifies the paleontological significance of the find. If 
determined to be significant, the fossil shall be collected and prepared to the point of 
identification, identified to the lowest taxonomic level possible, cataloged, and curated 
into the permanent collections of a museum repository.  At the conclusion of curation, a 
report of findings shall be prepared to document the results of the monitoring program.  
Construction shall not resume within the vicinity until the site paleontologist states in 
writing that the proposed construction activities would not significantly damage 
paleontological resources. 
 

8. GREENHOUSE GAS EMISSIONS. 
 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Generate greenhouse gas emissions, either directly or indirectly, that 
may have a significant impact on the environment? 

    

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

    

 
Impact Analysis: 
 
The analysis in this section is based on the 534 Struck Avenue Greenhouse Gas Analysis City of Orange, 
(GHG Analysis), prepared by Urban Crossroads dated March 31, 2021. This report is provided in its 
entirety as Appendix E to this IS/MND.  
 
The Project site contains an approximately 40,000 sf manufacturing use and its related surface parking 
lot.  Emissions associated with the existing use is estimated to be approximately 1,206.77 metric tons of 
total carbon dioxide equivalent (CO2e) per year.  The Project would remove the site’s existing structure 
and redevelop the site with a 57,900 sf Truck Terminal.  
 
The Guidance for Greenhouse Gas Emissions Analysis (Memo) provides guidance to the City of Orange 
Planning Division staff for evaluating GHG emissions analyses in CEQA documents for all non-exempt 
projects.  Based on the Memo, the City will accept GHG analyses that use the Tier 3 quantitative 
thresholds recommended in the South Coast AQMD’s Interim CEQA GHG Significance Threshold for 
Stationary Sources, Rules and Plans (South Coast AQMD Interim Threshold) (Urban Crossroads, 2021d) 
 
The South Coast AQMD’s adopted numerical threshold of 10,000 million metric tons of carbon dioxide 
equivalent (MTCO2e) per year for industrial stationary source emissions is typically selected as the 
significance criterion.  However, the City has determined that the South Coast AQMD’s draft threshold 
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of 3,000 MTCO2e per year is more conservative and appropriate for industrial and warehouse land use 
development projects.  The 3,000 MTCO2e threshold is based on the South Coast AQMD staff’s 
proposed GHG screening threshold for stationary source emissions for non-industrial projects, as 
described in the South Coast AQMD Interim Thresholds.  The screening threshold is used to determine 
whether impacts related to GHG are less than significant or additional analysis is required (Urban 
Crossroads, 2021d). 
 
a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 

impact on the environment? 
 
Significance Determination:  Less than Significant Impact 
 
Project Construction 
 
The Project’s construction activities would generate carbon dioxide (CO2) and methane (CH4) emissions 
(greenhouse gases [GHGs]).  Construction would occur over an 11-month period.  GHG emissions from 
the construction phase are quantified and amortized over the life of the Project.  To amortize the 
emissions over the life of the Project, the South Coast AQMD recommends calculating the total GHG 
emissions for the construction activities, dividing it by a 30-year Project life then adding that number to 
the annual operational phase GHG emissions.  As shown in Table 9, Amortized Annual Construction 
Emissions – Construction Activities, construction emissions were amortized over a 30-year period and 
added to the annual operational phase GHG emissions.  (Urban Crossroads, 2021d) 
 
As shown in Table 9, Project construction is estimated to generate a total of 1,011.02 MT/yr of CO2e; 
following amortization over a 30-year period the Project would generate 33.07 MT/yr of CO2e annually. 
 

Table 9 Amortized Annual Construction Emissions – Construction Activities 

Year 
Emissions (metric tons per year) 

CO2 CH4 N2O Total CO2e2 

2021 1,006.66 0.17 0.00 1,011.02 

Total 1,006.66 0.17 0.00 1,011.02 

Amortized Construction Emissions (MTCO2e) 33.56 0.01 0.00 33.70 

Source: (Urban Crossroads, 2021d) 
 
Project Operation 
 
The Project would result in direct and indirect GHG emissions generated by related vehicle trips and 
operations associated with the proposed building.  The operational activities associated with the Project 
would result in emissions of CO2, CH4, and N2O from the following primary sources: area source 
emissions, energy source emissions, mobile source emissions, on-site cargo handling equipment 
emissions, water supply, treatment, and distribution, and solid waste. 

 
2 CalEEMod reports the most common GHGs emitted which include CO2, CH4, and N2O. These GHGs are then converted 
into the CO2e by multiplying the individual GHG by the GWP. 
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As shown in Table 10, Project GHG Emissions, the Project will result in total GHG emissions of 
approximately 2,850.67 MTCO2e/yr , or a net increase of 1,643.90 MTCO2e/yr.  As shown, the Project 
would not exceed the South Coast AQMD’s recommended numeric threshold of 3,000 MTCO2e/yr.  As 
such, Project-related emissions would not have a potential significant direct or indirect impact on GHG 
and climate change and impacts would be less than significant (Urban Crossroads, 2021d). 
 

Table 10 Project GHG Emissions 

Emission Source 
Emissions (MT/yr) 

CO2 CH4 N2O Total CO2e 

Annual construction-related emissions amortized 
over 30 years 

33.56 0.01 0.00 33.70 

Area Source 0.01 0.00* 0.00 0.02 

Energy Source 85.19 0.00* 0.00* 85.51 

Mobile Source (Passenger Car) 243.25 0.01* 0.00 243.42 

Mobile Source (Truck) 2,331.63 0.15 0.00 2,335.50 

On-Site Equipment 50.79 0.02 0.00 51.20 

Waste 11.05 0.65 0.00 27.34 

Water Usage 59.80 0.44 0.01 73.97 

Total CO2e (All Sources) 2,850.67 

Existing Emissions 1,206.77 

Net Emissions (Project – Existing) 1,643.90 

* Rounded to the nearest hundredth decimal. 

Source: (Urban Crossroads, 2021d) 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 

emissions of greenhouse gases? 
 
Significance Determination: Less than Significant Impact  
 
Pursuant to Section 15604.4 of the State CEQA Guidelines, a lead agency may rely on qualitative 
analysis or performance-based standards to determine the significance of impacts from GHG emissions.  
As such, the Project’s consistency with SB 32 (2017 Scoping Plan) and SCAG’s 2020-2045 Regional 
Transportation Plan/Sustainable Communities Strategy (RTP/SCS), is discussed below.  Note that 
consistency with AB 32 and the 2008 Scoping Plan is not necessary, since the target year for AB 32 and 
the 2008 Scoping Plan was 2020, and the Project’s buildout year is 2021.  Therefore, the 2008 Scoping 
Plan does not apply and consistency with the 2017 Scoping Plan is relevant.   
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2017 Scoping Plan Consistency 
 
The 2017 Scoping Plan Update reflects the 2030 target of a 40% reduction below 1990 levels, set by 
Executive Order B-30-15 and codified by SB 32.  Table 11, 2017 Scoping Plan Consistency, summarizes 
the Project’s consistency with the 2017 Scoping Plan.  As summarized, the Project would not conflict 
with any of the provisions of the Scoping Plan and in fact supports seven of the action categories. 
 

Table 11 2017 Scoping Plan Consistency 

Action Responsible Parties Consistency 

Implement SB 350 by 2030 

Increase the Renewables Portfolio Standard to 
50% of retail sales by 2030 and ensure grid 
reliability. 

CPUC, 
CEC, 

CARB 
 

Consistent. The Project would use energy 
from Southern California Edison (SCE). SCE 
has committed to diversify its portfolio of 
energy sources by increasing energy from 
wind and solar sources.  The Project would 
not interfere with or obstruct SCE energy 
source diversification efforts. 

Establish annual targets for statewide energy 
efficiency savings and demand reduction that 
will achieve a cumulative doubling of 
statewide energy efficiency savings in 
electricity and natural gas end uses by 2030. 

Consistent. The Project would be designed 
and constructed to implement the energy 
efficiency measures for new industrial 
developments and would include several 
measures designed to reduce energy 
consumption. The Project would not interfere 
with or obstruct policies or strategies to 
establish annual targets for statewide energy 
efficiency savings and demand reduction. 

Reduce GHG emissions in the electricity 
sector through the implementation of the above 
measures and other actions as modeled in 
Integrated Resource Planning (IRP) to meet 
GHG emissions reductions planning targets in 
the IRP process. Load-serving entities and 
publicly- owned utilities meet GHG emissions 
reductions planning targets through a 
combination of measures as described in IRPs. 

Consistent. The Project would be designed 
and constructed to implement the energy 
efficiency measures, where applicable by 
including several measures designed to 
reduce energy consumption. The Project 
includes energy efficient field lighting and 
fixtures that meet the current Title 24 
Standards throughout the Project site and 
would be a modern development with energy 
efficient boilers, heaters, and air conditioning 
systems. 

Implement Mobile Source Strategy (Cleaner Technology and Fuels) 

 
At least 1.5 million zero emission and plug-in 
hybrid light-duty EVs by 2025. 
 

CARB, 
California State 
Transportation 

Agency (CalSTA), 
Strategic Growth 
Council (SGC), 

California 
Department of 
Transportation 

(Caltrans), 
CEC, 
OPR, 

Local Agencies 

Consistent. This is a CARB Mobile Source 
Strategy. Vehicles that access the Project that 
are required to comply with the standards will 
comply with the Strategy. EV charging 
stations are required to be installed on the site 
per Title 24.  The Project would not obstruct 
or interfere with CARB zero emission and 
plug-in hybrid light-duty electric vehicle 
2025 targets. 

At least 4.2 million zero emission and plug-in 
hybrid light-duty EVs by 2030. 
 

Consistent. This is a CARB Mobile Source 
Strategy. Vehicles that access the Project that 
are required to comply with the standards will 
comply with the Strategy. EV charging 
stations are required to be installed on the site 
per Title 24. The Project would not obstruct 
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Action Responsible Parties Consistency 

or interfere with CARB zero emission and 
plug-in hybrid light-duty electric vehicle 
2030 targets. 

Further increase GHG stringency on all light-
duty vehicles beyond existing Advanced Clean 
cars regulations. 
 

Consistent. This is a CARB Mobile Source 
Strategy. The Project would not obstruct or 
interfere with CARB efforts to further 
increase GHG stringency on all light-duty 
vehicles beyond existing Advanced Clean 
cars regulations. 

Medium- and Heavy-Duty GHG Phase 2. 
 

Consistent. This is a CARB Mobile Source 
Strategy. The Project would not obstruct or 
interfere with CARB efforts to implement 
Medium- and Heavy-Duty GHG Phase 2 
standards. 

Innovative Clean Transit: Transition to a suite 
of to-be-determined innovative clean transit 
options. Assumed 20% of new urban buses 
purchased beginning in 2018 will be zero 
emission buses with the penetration of zero-
emission technology ramped up to 100% of 
new sales in 2030. Also, new natural gas 
buses, starting in 2018, and diesel buses, 
starting in 2020, meet the optional heavy-duty 
low-NOX standard. 

Consistent. This is a CARB Mobile Source 
Strategy. The Project would not obstruct or 
interfere with CARB efforts improve transit-
source emissions. 

Last Mile Delivery: New regulation that would 
result in the use of low NOX or cleaner engines 
and the deployment of increasing numbers of 
zero-emission trucks primarily for class 3-7 
last mile delivery trucks in California. This 
measure assumes ZEVs comprise 2.5% of new 
Class 3–7 truck sales in local fleets starting in 
2020, increasing to 10% in 2025 and 
remaining flat through 2030. 
 

Consistent. This is a CARB Mobile Source 
Strategy. The Project would not obstruct or 
interfere with CARB efforts to improve last 
mile delivery emissions. 

Further reduce VMT through continued 
implementation of SB 375 and regional 
Sustainable Communities Strategies; 
forthcoming statewide implementation of SB 
743; and potential additional VMT reduction 
strategies not specified in the Mobile Source 
Strategy but included in the document 
“Potential VMT Reduction Strategies for 
Discussion.” 
 

Consistent.  This is a CARB VMT Reduction 
Strategy. The Project would not obstruct or 
interfere with CARB efforts to implement 
VMT reduction strategies articulated under 
SB 374375 and the Sustainable Communities 
Strategies or with implementation of SB 743 
(the Project is located in a low VMT 
generating area and is presumed to have a 
less than significant VMT impact pursuant to 
SB 743). 

 
Increase stringency of SB 375 Sustainable 
Communities Strategy (2035 targets). 
 

CARB 

Consistent. This is a CARB Mobile Source 
Strategy. The Project would not obstruct or 
interfere with CARB efforts to Increase 
stringency of SB 375 Sustainable 
Communities Strategy (2035 targets). 
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Action Responsible Parties Consistency 

Harmonize project performance with 
emissions reductions and increase 
competitiveness of transit and active 
transportation modes (e.g. via guideline 
documents, funding programs, project 
selection, etc.). 
 

CalSTA, 
SGC, 
OPR, 

CARB, 
Governor’s Office of 

Business and 
Economic 

Development (GO-
Biz), 

California 
Infrastructure and 

Economic 
Development Bank 

(IBank), 
Department of 

Finance (DOF), 
California 

Transportation 
Commission (CTC), 

Caltrans 
 

Consistent. The Project would not obstruct or 
interfere with agency efforts to harmonize 
transportation facility project performance 
with emissions reductions and increase 
competitiveness of transit and active 
transportation modes.  

 
By 2019, develop pricing policies to support 
low-GHG transportation (e.g. low-emission 
vehicle zones for heavy duty, road user, 
parking pricing, transit discounts). 
 

 
CalSTA, 
Caltrans, 

CTC, 
OPR, 
SGC, 

CARB 
 

Consistent. The Project would not obstruct or 
interfere with agency efforts to develop 
pricing policies to support low-GHG 
transportation. 

Implement California Sustainable Freight Action Plan 

 
Improve freight system efficiency. 
 

 
CalSTA, 
CalEPA, 
CNRA, 
CARB, 

Caltrans, 
CEC, 

GO-Biz 
 

Consistent. This measure would apply to all 
trucks accessing the Project site, this may 
include existing trucks or new trucks that are 
part of the statewide goods movement sector. 
The Project would not obstruct or interfere 
with agency efforts to Improve freight system 
efficiency. 

Deploy over 100,000 freight vehicles and 
equipment capable of zero emission operation 
and maximize both zero and near-zero 
emission freight vehicles and equipment 
powered by renewable energy by 2030. 
 

Consistent. The Project would not obstruct or 
interfere with agency efforts to deploy over 
100,000 freight vehicles and equipment 
capable of zero emission operation and 
maximize both zero and near-zero emission 
freight vehicles and equipment powered by 
renewable energy by 2030. 

Adopt a Low Carbon Fuel Standard with a 
Carbon Intensity reduction of 18%. 

 
CARB 

 

Consistent. When adopted, this measure 
would apply to all fuel purchased and used by 
the Project in the state. The Project would not 
obstruct or interfere with agency efforts to 
adopt a Low Carbon Fuel Standard with a 
Carbon Intensity reduction of 18%. 
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Action Responsible Parties Consistency 

Implement the Short-Lived Climate Pollutant Strategy (SLPS) by 2030 

 
40% reduction in methane and 
hydrofluorocarbon emissions below 2013 
levels. 

 

CARB, 
CalRecycle, 

CDFA, 
California State 
Water Resource 
Control Board 

(SWRCB), 
Local Air Districts 

Consistent. The Project would be required to 
comply with this measure and reduce any 
Project-source SLPS emissions accordingly. 
The Project would not obstruct or interfere 
agency efforts to reduce SLPS emissions. 
 

50% reduction in black carbon emissions 
below 2013 levels. 
 

 
By 2019, develop regulations and programs to 
support organic waste landfill reduction goals 
in the SLCP and SB 1383. 
 

CARB, 
CalRecycle, 

CDFA, 
SWRCB, 

Local Air Districts 
 

Consistent. The Project would implement 
waste reduction and recycling measures 
consistent with State and City requirements. 
The Project would not obstruct or interfere 
agency efforts to support organic waste 
landfill reduction goals in the SLCP and SB 
1383. 
 

Implement the post-2020 Cap-and-Trade 
Program with declining annual caps. 

CARB 

Consistent. The Project would not obstruct or 
interfere agency efforts to implement the 
post-2020 Cap-and-Trade Program. 
 

By 2018, develop Integrated Natural and Working Lands Implementation Plan to secure California’s land base as 
a net carbon sink 

 
Protect land from conversion through 
conservation easements and other incentives. 
 

CNRA, 
 Departments Within 

CDFA, 
CalEPA, 
CARB 

 

Consistent. The Project would redevelop a 
buildout site with no natural habitat and 
would not obstruct or interfere agency efforts 
to protect land from conversion through 
conservation easements and other incentives.  

 
Increase the long-term resilience of carbon 
storage in the land base and enhance 
sequestration capacity 
 

Consistent. The Project site is currently 
developed and does not comprise an area that 
would effectively provide for carbon 
sequestration. The Project would not obstruct 
or interfere with agency efforts to increase the 
long-term resilience of carbon storage in the 
land base and enhance sequestration capacity. 
 

 
Utilize wood and agricultural products to 
increase the amount of carbon stored in the 
natural and built environments 
 

Consistent. The Project would not obstruct or 
interfere agency efforts to encourage use of 
wood and agricultural products to increase 
the amount of carbon stored in the natural and 
built environments. 
 

 
Establish scenario projections to serve as the 
foundation for the Implementation Plan 
 

Consistent. The Project would not obstruct or 
interfere agency efforts to establish scenario 
projections to serve as the foundation for the 
Implementation Plan. 
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Action Responsible Parties Consistency 

 
Establish a carbon accounting framework for 
natural and working lands as described in SB 
859 by 2018 
 

CARB 

 
Consistent. The Project would not obstruct or 
interfere agency efforts to establish a carbon 
accounting framework for natural and 
working lands as described in SB 859 by 
2018.

Implement Forest Carbon Plan 
 

 
CNRA, 

California 
Department of 

Forestry and Fire 
Protection 

(CAL FIRE), 
CalEPA and 

Departments Within 
 

Consistent. The Project would not obstruct or 
interfere agency efforts to implement the 
Forest Carbon Plan. 
 
 

 
Identify and expand funding and financing 
mechanisms to support GHG reductions across 
all sectors. 
 

State Agencies & 
Local Agencies 

 

Consistent. The Project would not obstruct or 
interfere with agency efforts to identify and 
expand funding and financing mechanisms to 
support GHG reductions across all sectors. 

Source: (Urban Crossroads, 2021d) 
 
As shown above, the Project would not conflict with any of the 2017 Scoping Plan actions as the Project 
would comply with any applicable adopted regulations.  Further, recent studies show that the State’s 
existing and proposed regulatory framework will allow the State to reduce its GHG emissions level to 
40% below 1990 levels by 2030 and impacts would be less than significant (Urban Crossroads, 2021d). 
 
Connect SoCal Consistency 
 
The analysis below assesses the Project’s consistency with South Coast AQMD’s adopted 2020-2045 
Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS) titled Connect SoCal.  
Connect SoCal retains the same purpose as the previously adopted 2016-2040 RTP/SCS in focusing and 
providing an integrated approach for accommodating projected population growth, household and 
employment growth, and transportation needs in the SCAG region by the year 2045.  Similar to the 
previously adopted RTP/SCS plans, the projected regional development pattern under the adopted 2020-
2045 RTP/SCS would reduce per capita vehicular-travel-related GHG emissions and achieve the GHG 
reduction per capita targets for the SCAG region.  Similar to the 2016-2040 RTP/SCS, vehicle miles 
travelled (VMT) associated with heavy duty trucks involved in goods movement is outside the purview 
of the adopted Connect SoCal plan, which primarily focuses on VMT associated with passenger vehicles.  
Under the adopted Connect SoCal plan, the focus remains on improving freight mobility in the region 
and transitioning to near-zero and zero-emissions technology.  The Connect SoCal plan is largely based 
on local growth forecasts from local government; therefore, a project is consistent with the Connect 
SoCal plan, in part, if it is consistent with the population, housing, and employment assumptions and 
smart growth policies that were used in the formation of the AQMP. 
 
The Project Applicant would redevelop the Project site with a single, approximately 57,900 sf Truck 
Terminal building permitted within the M-2 zone with adoption of a CUP, and would provide frontage 
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improvements along Struck Avenue.  Because the Project involves redevelopment of the site with a 
permitted use, the Connect SoCal plan’s growth assumptions for the City accommodate the proposed 
use on the Project site.  Development of the Project would also be consistent with the smart growth 
policies of the Connect SoCal plan to increase employment density within proximity to high quality 
transit areas (HQTAs).  According to SCAG, the Project site is within an HQTAs (SCAG, 2020b).  
Overall, it is anticipated that development of the Project would not interfere with SCAG’s ability to 
implement the regional strategies outlined in the adopted Connect SoCal plan and impacts would be less 
than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
9.  HAZARDS AND HAZARDOUS MATERIALS.    

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Create a significant hazard to the public or the environment through 
the routine transport, use or disposal of hazardous materials? 

    

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

    

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

    

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

    

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

    

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

    

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

    

 

This section is primarily based on the Phase I Environmental Site Assessment Assessor’s Parcel Number 
(APN) 375-331-04 (Phase I ESA), prepared by GeoTek, Inc (GeoTek) dated March 31, 2020, Limited 
Phase II Environmental Site Assessment 534 Struck Avenue, Orange, Orange County California 92867 
(Phase II ESA), prepared by GeoTek dated June 30, 2020, Soil Management Plan Proposed Industrial 
Development 534 West Struck Avenue, Orange, California (SMP), prepared by Ramboll US Corporation 
(Ramboll) dated August 12, 2020.  The Project-specific Phase I ESA, Phase II ESA, and SMP are 
included as Appendix F.1, F.2, and F.3 of this IS/MND.   
 
Impact Analysis: 
 
a) Create a significant hazard to the public or the environment through the routine transport, use or 

disposal of hazardous materials? 
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Significance Determination:  Less than Significant With Mitigation Incorporated. 
 
A significant impact may occur if a project would involve the use or disposal of hazardous materials as 
part of its routine operations, or would have the potential to generate toxic or otherwise hazardous 
emissions that could adversely affect sensitive receptors.  The Project Applicant proposes to redevelop 
the Project site with a building that has the potential to store hazardous materials during the future 
building user’s daily operations. 
 
Project Construction 
 
General Construction Hazardous Waste 
 
Heavy equipment (e.g., dozers, excavators, tractors) would operate on the subject property during 

substances such as diesel fuel, gasoline, oil, and hydraulic fluid, which is considered hazardous if 
improperly stored or handled.  Also, materials such as paints, adhesives, solvents, and other substances 
typically used in building construction would be located on the Project site during construction.  
Improper use, storage, or transportation of hazardous materials can result in accidental releases or spills, 
potentially posing health risks to workers, the public, and the environment.  This is a standard risk on all 
construction sites, and there would be no greater risk for improper handling, transportation, or spills 
associated with the proposed Project than would occur on any other similar construction site.  
Construction contractors would be required to comply with all applicable federal, State, and local laws 

including but not limited requirements imposed by the EPA, California Department of Toxic Substances 
Control (DTSC), South Coast AQMD, and Santa Ana Regional Water Quality Control Board (RWQCB).  
With mandatory compliance with applicable hazardous materials regulations, the Project would not 
create a significant hazard to the public or the environment through routine transport, use, or disposal of 
hazardous materials during the construction phase.  Impacts would be less than significant. 
 
Impacted Soils 
 
Construction activities required to develop the Project site would involve the disturbance of on-site soils.  
There is the potential for the discovery of contamination during these activities due to past reported 
evidence of soil contamination and underground storage tanks.   
 
The Project site was previously occupied by Nursing Supplies, Inc. a manufacturer of plastic nursery 
planting pots.  The site has reported past evidence of soil contamination and underground storage tanks.  
Additionally, the site has reported compliance violations from the County of Orange Health Care Agency 
– Environmental Health regarding spill control and secondary containment for bulk storage containers 
on site.  The site was “cleaned” of contaminated soils approximately 34 years ago (GeoTek, 2020b).  
During the field visit conducted as part of the Phase I ESA on March 5, 2020, visual evidence of 
hazardous substances and wastes were observed.  Current observed conditions at the site indicate 
generally poor housekeeping and documentation regarding hazardous materials and wastes (GeoTek, 
2020b).  Based on the historic recognized environmental condition and on-site conditions, the Phase I 
ESA recommended additional soil sampling to ensure the site has been cleaned prior to construction.  
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A limited Phase II ESA was prepared to conduct soil and soil vapor sampling consistent with the 
recommendations of the Phase I ESA. A site reconnaissance was performed on May 20, 2020 by a 
geologist from GeoTek.  The Phase II field investigation commenced on May 26, 2020 and was 
completed on May 27, 2020 (GeoTek, 2020c).  GeoTek advanced 16 exploratory borings (Borings B-1 
through B-16) at the Project site within the parking/driving areas.  The boring locations are depicted on 
Figure 12, Boring Location Map.   
 
Boring B-1, B-2, and B-5 through B-16 were drilled to an approximate depth of 10 feet below existing 
grades.  Borings B-3 and B-4 were drilled within the approximate location of the previous underground 
storage tanks and were drilled to an approximate depth of 15 feet below existing grades (GeoTek, 2020c). 
Detectable quantities of the VOC constituents freon 113; 1,1,1-trichloroethene; 
dichlorodifluoromethane; trichlorofluoromethane; trichloroethene; and tetrachloroethene were detected 
from all borings.  VOC concentrations for the constituents trichloroethene and tetrachloroethene were 
detected above screening levels for industrial air in two of the 16 borings, which include B-11 and B-12.  
These two borings are in the southwest corner, within the proposed parking area and/or stormwater 
disposal area of the Project site. (GeoTek, 2020c).  Therefore, contaminated soils encountered during 
construction could pose a health risk to workers and the general public during removal, handling, and 
transport. 
 
Contaminated soils would be removed and disposed of offsite in accordance with all applicable 
regulatory guidelines which include: 
 

 South Coast AQMD Rule 1166 requirements: The rule requires monitoring of soils 
contaminated with VOCs during excavation or grading.  A Rule 1166 permit must be obtained 
from South Coast AQMD prior to the start of work.  Field monitoring will be conducted as 
required under Rule 1166 and soils will be monitored for VOCs in accordance with the South 
Coast AQMD Executive Officer.  In the event that VOC detections reach or exceed 50 parts per 
million, further grading or excavation activities would be conducted in accordance with Rule 
1166 to minimize releases of VOCs to air.  Monitoring and record keeping would be submitted 
to the South Coast AQMD. 

 South Coast AQMD Rule 403: Best available dust control measures and monitoring for fugitive 
dust would be conducted in accordance with South Coast AQMD’s Rule 403.  In order to 
minimize exposure of on-site grading workers to dust and minimize dust from migrating off-site, 
various dust control measures would be implemented, including: spraying water on soil, limiting 
vehicle speeds on site to 5 miles per hour or less, controlling excavation activities, cleaning up 
track-outs at the end of each work day, minimizing drop heights during vehicle loading, and 
covering exposed stockpiles.  

 SWRCB General Construction Permit: A SWPPP for construction would need to be in place 
prior to the start of grading.  A SWPPP requires the incorporation of best management practices 
to control sediment, erosion, and hazardous materials contamination of runoff during 
construction and prevent contaminants from reaching receiving water bodies. 
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 Certification. Contractors performing work directly involving impacted soil will be required to 
possess an active California State contractor’s license with a Hazardous Substances Removal 
certification. 

Soil Management Plan 
 
The Project’s Phase I and Phase II ESA identified environmental concerns related to the historical 
widespread chemical use, storage, and disposal operations/practices at the site, which resulted in soil 
contamination that was the subject of prior remedial actions.  The facility historically maintained 
numerous USTs and discrepancies reportedly exist as to the number and type of USTs and their 
decommissioning/removal status.  There are no known USTs currently at the site.  
 
As discussed, there is a potential for the Project site to contain impacted soil or other subsurface features 
(pits, sumps, clarifies, or USTs) that may need to be appropriately and expeditiously managed due to 
additional agency oversight and/or any permitting necessary to properly abandon such features.  In order 
to ensure public and worker safety, an SMP was prepared (Appendix F.3) to provide procedures for 
efficiently managing potentially-impacted soils and/or USTs during site preparation activities.  During 
earthwork activities the grading contractor is required to follow the SMP in areas of potentially impacted 
soil.  Contractors must follow the applicable California Department of Health and Safety Administration 
(Cal/OSHA) regulations for construction safety in California Code of Regulations (CCR) Title 8, 
Sections 1500-1938.  Contractor employees involved in remediation activities must be HAZWOPER-
trained personnel.  SMP Section 3, includes several requirements including but not limited to dust control 
and storm water runoff control measures; procedures and notification protocols for managing impacted 
soils; engineering controls to limit vapor emissions, toxic air contaminants, and visibly 
contaminated/odorous soils; and permitting procedures for removal of inadvertent discovery of 
subsurface features (i.e., USTs, sumps, pits, clarifiers).  Additionally, the SMP outlines the soil sample 
methodology, applicable performance standards, characterization, and proper disposal.  SMP, Section 4 
establishes excavation and soil removal procedures.  SMP, Section 5 describes construction BMPs to 
reduce or prevent the discharge of pollutants from construction activities, which include but are not 
limited to, keeping spill kits on-site, checking all equipment for leaks and repair leaking equipment 
properly, limit fugitive dust during excavation, protecting storm drains, and scheduling excavation work 
for dry weather periods when possible.  A comprehensive list of the Project’s construction BMPs is 
provided in Appendix F.3 (Ramboll, 2020).   
 
Implementation of MM HAZ-1 would ensure compliance with the SMP, which would reduce potential 
impacts related to routine transport, use, or disposal of contaminated or potentially contaminated soils 
to less than significant. 
 
Demolition 
 
A recognized environmental condition (REC) is defined by the American Society for Testing Materials 
(ASTM) as, “the presence or likely presence of any hazardous substances or petroleum products in, on, 
or at the property: 1) due to a release to the environment; 2) under conditions indicative of a release to 
the environment, or 3) under conditions that pose a material threat of a future release to the environment.” 
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The use of asbestos-containing materials (ACM, a known carcinogen) and lead-based paint (LBP) (a 
known toxic), both of which are considered hazardous materials, was a common building construction 
prior to 1978 and may be present in the existing building.  All proposed demolition activities would be 
required to comply with all applicable federal, State, and local hazardous materials regulation, which 
includes mandatory provisions for the safe removal, transport, and disposal of ACMs and lead paint.  
South Coast AQMD Rule 1403 (Asbestos Emissions) and Title 17 of the California Code of Regulations 
(CCR), Division 1, Chapter 8: Accreditation, Certification, and Work Practices for Lead-Based Paint 
and Lead Hazards applies.   
 
South Coast AQMD Rule 1403 establishes survey requirements, notification, and work practice 
requirements to prevent asbestos emissions from emanating during building renovation and demolition 
activities.  Assuming that ACMs are present in the existing structure located on-site, then Rule 1403 
requires notification of the South Coast AQMD prior to commencing any demolition activities.  Rule 
1403 also sets forth specific procedures for the removal of asbestos and requires that an on-site 
representative trained in the requirements of Rule 1403 be present during the stripping, removing, 
handling, or disturbing of ACM.  Mandatory compliance with the provisions of Rule 1403 would ensure 
that construction-related grading, clearing, and demolition activities do not expose construction workers 
or nearby sensitive receptors to significant health risks associated with ACMs.  Because future 
development on the Project site would be required to comply with AQMD Rule 1403 during demolition 
activities, impacts due to asbestos would be less than significant.   
 
Title 17, CCR, Division 1, Chapter 8: Accreditation, Certification and Work Practices for Lead-Based 
Paint and Lead Hazards, defines and regulates lead-based paint.  Any detectable amount of lead is 
regulated.  During the demolition of the existing manufacturing building, there is a potential for exposing 
construction workers to health hazards associated with lead.  The Project would be required to comply 
with Title 17, CCR, Division 1, Chapter 8, which includes requirements such as employer-provided 
training, air monitoring, protective clothing, respirators, and handwashing facilities.  Mandatory 
compliance with these requirements would ensure that construction workers and the public are not 
exposed to significant LBP health hazards or upset during demolition and/or during transport of 
demolition waste to an appropriate disposal facility and would ensure that impacts related to LBP remain 
less than significant.  Accordingly, neither ACMs nor lead paint are determined to be a significant hazard 
on the Project site. 
 
Project Operation 
 
As previously mentioned, the Project would be occupied with a truck terminal use and it is possible that 
hazardous materials could be used during the future building user’s daily operations.  State and federal 
Community-Right-to-Know laws allow public access to information about the amounts and types of 
chemicals in use at local businesses.  Laws also are in place that requires businesses to plan and prepare 
for possible chemical emergencies.  The City follows the County’s Hazardous Materials Inspection and 
Enforcement Plan (Orange, 2010b).  To prevent accidents, and ensure proper handling, routine 
inspections are conducted at businesses within the City that store, use, or handle hazardous materials.  
The City concentrates the production of hazardous materials within its industrial area, separated from 
residential areas, educational uses, and institutional facilities.  The City also identifies businesses 
transporting, manufacturing, using, and storing hazardous chemicals, and requires such businesses to 
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exercise caution and to mitigate potential negative effects on surrounding land uses prior to obtaining 
business licenses.  Additionally, any business handling at any one time, greater than 500 pounds of solid, 
55 gallons of liquid, or 200 cubic feet of gaseous hazardous material, is required, under Assembly Bill 
2185 (AB 2185), to file a Hazardous Materials Business Emergency Plan (HMBEP).  An HMBEP is a 
written set of procedures and information created to help minimize the effects and extent of a release or 
threatened release of hazardous material.  The HMBEP intends to satisfy federal and State Community 
Right-To-Know laws and to provide detailed information for use by emergency responders. 
 
If businesses that use or store hazardous materials occupy the Project, the business owners and operators 
would be required to comply with all applicable federal, State, and local regulations to ensure proper 
use, storage, use, emission, and disposal of hazardous substances (as described above).  With mandatory 
regulatory compliance, the Project is not expected to pose a significant hazard to the public or the 
environment through the routine transport, use, storage, emission, or disposal of hazardous materials.  
Impacts would be less than significant. 
 
Mitigation Measure:   
 
HAZ-1 The Project Contractor shall adhere to the protocols and performance standards stipulated 

in the SMP (Appendix F.3). Contractors working at the site follow all applicable 
Cal/OSHA regulations for construction safety. A Completion Report shall be prepared at 
the conclusion of grading activities. The report shall document field monitoring activities 
and visual observations made during grading/excavations, as well as soil sampling 
locations and results. The report shall include a description of the location of impacted 
soil encountered, actions taken to characterize and mitigate impacts, confirmation soil 
sampling results, and disposition of any excavated soil. In addition, the report shall 
include a description of encountered subsurface structures and steps to remove and close 
such structures. The report shall be reviewed and approved by the City of Orange 
Community Development Director, prior to issuance of building permits. 

 
b) Create a significant hazard to the public or the environment through reasonably foreseeable upset 

and accident conditions involving the release of hazardous materials into the environment? 
 
Significance Determination:  Less than Significant Impact  
 
During Project construction, there is a possibility of accidental release of hazardous substances such as 
petroleum-based fuels or hydraulic fluid used for construction equipment.  The level of risk associated 
with the accidental release of hazardous substances is not considered significant due to the small volume 
and low concentration of hazardous materials utilized during construction.  The construction contractor 
would be required to use standard construction controls and safety procedures that would avoid and 
minimize the potential for accidental release of such that any materials released are appropriately 
contained and remediated as required by local, State, and federal law. 
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Construction 
 
The proposed Project would comply with the requirements of applicable laws and regulations governing 
upsets and accidents including the requirements of the hazardous materials disclosure program, the 
California Accidental Release Prevention Program, the hazardous materials release response plans and 
inventory program, and California Health and Safety Code Section 25500. Additionally, strict adherence 
to the City of Orange emergency response plan requirements would be required through the duration of 
the Project construction phase. 
 
These requirements would ensure that all potentially hazardous materials are handled in an appropriate 
manner and would minimize the potential for upset and accident conditions. For example, all spills or 
leakage of petroleum products during construction activities are required to be immediately contained, 
the hazardous material identified, and the material remediated in compliance with applicable state and 
local regulations for the cleanup and disposal of that contaminant. All contaminated waste would be 
required to be collected and disposed of at an appropriately licensed disposal or treatment facility. 
Therefore, this impact is considered less than significant. 
 
Operation 
 
Regulatory requirements pertaining to upsets and accidents following during the construction phase 
would also be implemented during the operational phase. For the operational phase, both the federal 
government and the State of California require that the proposed Project files a hazardous materials 
business plan. These requirements would ensure that all potentially hazardous materials are handled in 
an appropriate manner and would minimize the potential for safety impacts. With mandatory regulatory 
compliance, the Project would not increase the potential for accident conditions which could result in 
the release of hazardous materials into the environment.  Impacts would be less than significant. 
 
Mitigation Measures: Mitigation measures are not required. 
 
c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or 

waste within one-quarter mile of an existing or proposed school? 
 
Significance Determination:  No Impact 
 
The closest existing schools to the Project site are California Elementary School and Yorba Middle 
School located approximately 0.78 miles east of the Project site.    Implementation of the Project would 
not have the potential to emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within 0.25 miles of an existing or proposed school. No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
d) Be located on a site which is included on a list of hazardous materials sites complied pursuant to 

Government Code Section 65962.5 and, as a result, would it create a significant hazard to the 
public or the environment? 

 

154



 

3-54 

Significance Determination:  Less than Significant Impact 
 
The Project site appears on the EnviroStor database sites; however, this listing represents a historic REC 
at the Site.  A historic REC refers to a past release of any hazardous substances or petroleum products 
that has occurred in connection with the property and has been addressed to the satisfaction of the 
applicable regulatory authority (EDR, 2016).  The status of the site is listed as “refer: other agency” and 
no further action (NFA) was recommended for the site as “remediation of soil was completed by Orange 
County.”  With the consideration of the absence of reported violations, spills, or releases, the Project site 
is not considered to be a REC (GeoTek, 2020b).  Therefore, the Project would not create a significant 
hazard to the public or environment and impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
e) For a project located within an airport land use plan or, where such a plan has not been adopted, 

within two miles of a public airport or public use airport, would the project result in a safety 
hazard or excessive noise for people residing or working in the project area? 

 
Significance Determination:  No Impact 
 
The closest airport to the Project site is the Fullerton Municipal Airport located approximately 8.0 miles 
northwest.  The Project site is not within an airport land use plan or within 2 miles of a public airport or 
public use airport.  Implementation of the Project would not result in a safety hazard or excessive noise 
for people residing or working within the Project area.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
f) Impair implementation of or physically interfere with an adopted emergency response plan or 

emergency evacuation plan? 
 
Significance Determination:  Less than Significant Impact 
 
The City has an adopted emergency plan that establishes emergency preparedness and emergency 
response procedures for both peacetime and wartime disasters.  The plan is termed an “Emergency 
Operations Plan,” prepared in accordance with the State Office of Emergency Services guidelines for 
multi-hazard functional planning.  The plan consists of 3 parts 1) a basic plan; 2) specific functions and 
duties of response agencies; 3) a directory of emergency response resources.  The City’s plan 
concentrates on specific agency response for any type of disaster.   
 
All City arterials are recognized as primary emergency response routes.  Additionally, non-arterials can 
be secondary emergency response routes.  If current emergency vehicle access does not meet response 
standards, traffic calming efforts should not further degrade response times.  The City’s Emergency 
Operations Plan does not indicate evacuation routes for emergencies adjacent to the Project site.  The 
routes of escape from disaster-stricken areas would depend on the scale and scope of the disaster.   
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As shown in Figure PS-4 of the City’s General Plan Public Safety Element, Katella Avenue is the closest 
designated evacuation corridor in the City to the Project site.  The Project is not anticipated to affect 
access to Katella Avenue during construction, and would not require road closures or otherwise impact 
the functionality of this, or other designated evacuation corridors.   
 
Additionally, the Project would not affect emergency access.  The Project is required to comply with 
applicable fire codes established by the Orange County Fire Authority (OCFA).  The Project would be 
required to go through the City’s development review and permitting process and would be required to 
incorporate all appliable design and safety standards and regulations in the California Fire Code and the 
OMC.  Incorporation of applicable design and safety standards and regulations would ensure that the 
Project’s development does not interfere with the provision of local emergency services. 
 
Based on the foregoing, the implementation of the Project would not impair the implementation of or 
physically interfere with the City’s Emergency Operation Plan, the General Plan Public Safety Element, 
or any other emergency response plan.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
g) Expose people or structures, either directly or indirectly to a significant risk of loss, injury or 

death involving wildland fires? 
 
Significance Determination: No Impact 
 
The Project site is fully developed and is within a completely urbanized area that is void of any wildland 
areas.  Additionally, according to the California Department of Forestry and Fire Protection (CalFire), 
the Project site is not within a very high fire hazard severity zone.  Implementation of the Project would 
not expose people or structures to a significant risk involving wildland fires.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
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10. HYDROLOGY AND WATER QUALITY.    
 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Violate any water quality standards or waste discharge requirements 
or otherwise substantially degrade surface or ground water quality? 

    

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

    

(c) Substantially alter the existing drainage pattern of the site or area, 
including through the alteration of the course of a stream or river or 
through the addition of impervious surfaces, in a manner which 
would: 

    

 (i) result in substantial erosion or siltation on- or off-site;     
 (ii) increase the rate or amount of surface runoff in a manner which 

would result in flooding in- or off-site; 
    

 (iii) create or contribute runoff water which would exceed the capacity 
of existing or planned storm water drainage systems or provide 
substantial additional sources of polluted runoff; or 

    

 (iv) impede or redirect flood flows?     
(d) In flood hazard, tsunami, or seiche zones, risk release of pollutants 

due to project inundation? 
    

(e) Conflict with or obstruct implementation of a water quality control 
plan or sustainable groundwater management plan? 

    

(f) Potentially impact stormwater runoff from construction activities?     
(g) Potentially impact stormwater runoff from post-construction 

activities? 
    

(h) Result in a potential for discharge of stormwater pollutants from areas 
of material storage, vehicle or equipment fueling, vehicle or 
equipment maintenance (including washing), waste handling, 
hazardous materials handling or storage, delivery areas, loading docks 
or other outdoor work areas? 

    

(i) Result in the potential for discharge of stormwater to affect the 
beneficial uses of the receiving waters? 

    

(j) Create the potential for significant changes in the flow velocity or 
volume of stormwater runoff to cause environmental harm? 

    

(k) Create significant increases in erosion of the project site or 
surrounding areas? 

    

 

This section is primarily based on the 2) Preliminary Water Quality Management Plan For 534 Struck 
Ave Redevelopment Project (WQMP), prepared by Albert A. Webb Associates (Webb) dated February 
2021; and 2) 534 W. Struck Avenue Redevelopment Project Orange, California Preliminary Drainage 
Study (Drainage Study), prepared by Webb dated February 2021.  The Project-specific Preliminary 
WQMPs and Drainage Studies are included as Appendices G.1 and G.2 of this IS/MND. 
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Impact Analysis: 
 
a) Violate any water quality standards or waste discharge requirements or otherwise substantially 

degrade surface or ground water quality? 
 
Significance Determination:  Less than Significant Impact 
 
As part of Section 402 of the Clean Water Act, the U.S. Environmental Protection Agency (EPA) has 
established regulations under the NPDES program to control direct storm water discharges.  In 
California, the State Water Resources Control Board (SWRCB) administers the NPDES permitting 
program and is responsible for developing NPDES permitting requirements.  The NPDES program 
regulates industrial pollutant discharges, which include construction activities.  The SWRCB works in 
coordination with the Regional Water Quality Control Boards (RWQCB) to preserve, protect, enhance, 
and restore water quality.  The City of Orange, including the Project site, is within the jurisdiction of the 
Santa Ana RWQCB. 
 
Construction Impacts 
 
The Project may result in water quality impacts during short-term construction activities.  The 
grading/excavation required for project implementation would result in exposed soils that may be subject 
to wind and water erosion.  Although erosion occurs naturally in the environment, improperly managed 
construction activities can lead to substantially accelerated rates of erosion that are considered 
detrimental to the environment.  As such, short-term water quality impacts have the potential to occur 
during construction of the Project in the absence of any protective or avoidance measures. 
 
The SWRCB adopted the NPDES General Permit for Stormwater Discharges Associated with 
Construction and Land Disturbance Activities (Construction General Permit).  The Construction General 
Permit is required for all projects that include construction activities, such as clearing, soil stockpiling, 
grading, and/or excavation that disturb at least one (1) acre of total land area.  Additionally, the Project 
would be required to comply with the Santa Ana RWQCB’s Santa Ana River Basin Water Quality 
Control Program.  Compliance with the Construction General Permit and the Santa Ana River Basin 
Water Quality Control Program involves the preparation and implementation of a SWPPP for 
construction-related activities, including grading.  The purpose of the SWPPP is to identify the sources 
of sediment and other pollutants that could affect the quality of stormwater discharges and to describe 
and ensure the implementation of best management practices (BMPs) to reduce or eliminate sediment 
and other pollutants in stormwater as well as non-stormwater discharges resulting from construction 
activity.   
 
The Project would be required to comply with the City’s Stormwater Local Implementation Plan (LIP) 
(Orange, 2011).  The LIP requires all private and public construction projects to implement and be 
protected by an effective combination of erosion and sediment controls and waste and materials 
management BMPs, such as source control BMPs (e.g. site planning and landscaping, use of pervious 
pavement), structural BMPs (e.g. protection from rain, secondary containment, etc.), and treatment 
control BMPs (e.g. constructed wetlands and vegetative swales), to prevent discharges into the storm 
drain system or watercourses.  Table A-8.3 of the LIP provides a comprehensive list of designated 
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construction BMPs (Orange, 2011).  The minimum requirements for all construction sites include 
erosion and sediment control, and waste and materials management control (Table A-8.2 of the LIP), 
which would be implemented during the Project’s construction phase (Orange, 2011).  Additionally, the 
Project would be required to comply with Chapter 7.01, Water Quality and Stormwater Discharges, of 
the OMC.  This chapter includes conditions and requirements related to the control of urban pollutants 
to stormwater runoff. 
 
Mandatory compliance with the SWPPP, the City’s LIP, and Chapter 7.01 of the OMC would ensure 
that the Project does not violate any water quality standards or waste discharge requirements during 
construction activities.  Impacts would be less than significant. 
 
Post Construction-Impacts 
 
The Project Applicant would redevelop with Project site with a building up to 57,900 sf and associated 
parking and landscaping.  The anticipated pollutants to be generated at the Project site include: suspended 
solids and sediments, nutrients and pesticides (from the proposed landscaping), heavy metals (from 
truck-trailers both active and stored), oil and grease, toxic organic compounds (TOCs), pathogens 
(bacteria/virus), and trash and debris (from all vehicular traffic).  From these anticipated pollutants, only 
pathogens (bacteria/virus) are listed as impaired on the Clean Water Act’s Section 303(d) list (Webb, 
2020a).  Receiving waters for the Project site include: Collins Channel, Santa Ana River Reach 1, and 
Santa Ana River Reach 2.  The Santa Ana Reach 2 provides the following beneficial uses: 
 

 Agricultural Supply 
 Groundwater Recharge 
 Water Contact Recreation 
 Non-Contact Water Recreation 
 Warm Freshwater Habitat 
 Wildlife Habitat 
 Rare, Threatened, or Endangered Species 

 
The Stormwater Program’s specific water pollutant control elements are documented in the Drainage 
Area Management Plan (DAMP).  The DAMP satisfies the NPDES permit conditions to reduce pollutant 
discharges to the maximum extent practicable for the protection of water quality at receiving water 
bodies and the support of designated beneficial uses.  The DAMP contains guidance on both structural 
and non-structural BMPs for meeting these goals.  With implementation of the DAMP requirements, as 
required by OMC Chapter 7.01 the Project would be required to prepare a WQMP in accordance with 
the requirements of the NPDES permit. 
 
The Project Applicant has prepared a WQMP, which includes non-structural BMPs, such as educational 
materials for property owners, tenants, and occupants; activity restriction; common area landscape 
management; BMP maintenance; spill contingency plant; uniform fire code implementation; common 
area litter control; employee training; housekeeping of loading docks, common area catch basin 
inspection; and street sweeping private streets and parking lots.  Structural BMPs included in the 
Project’s WQMP include providing storm drain signage; trash storage areas; efficient irrigation systems 
and landscape design; and loading docks (Webb, 2021a). 
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In addition to the WQMP, the NPDES program also requires certain land uses, including the industrial 
land use proposed by the Project, to prepare a SWPPP for operational activities and to implement a long-
term water quality sampling and monitoring program, unless an exemption is granted.  Because the 
permit is dependent upon the operational activities of the building and the tenants are not known at this 
time, details of the SWPPP (including BMPs) or potential exemption to the SWPPP operational activities 
requirement cannot be determined at this time.  However, based on the requirements of the NPDES 
Industrial General Permit, the Project’s mandatory compliance with all applicable regulations would 
further reduce potential water quality impacts during long-term operation.  It should be noted that under 
existing conditions, flows generated from the site drain to Struck Avenue unmitigated and untreated.  
Implementation of the Project would have a beneficial impact on water quality because it would capture 
all on-site flows and treat flows prior to being discharged into the City’s storm drainage system. 
 
Based on the foregoing analysis, the Project would not violate any water quality standards or waste 
discharge requirements or otherwise substantially degrade surface or ground water quality or result in 
potential discharge of stormwater to affect beneficial uses of receiving waters.  Impacts would be less 
than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Substantially decrease groundwater supplies or interfere substantially with groundwater recharge 

such that the project may impede sustainable groundwater management of the basin? 
 
Significance Determination:  Less than Significant Impact 
 
According to the Project’s Geotechnical Investigation, groundwater was not encountered at the Project 
site during subsurface investigations to the maximum depth explored (30 feet bgs) (GeoTek, 2020a).  
Implementation of the Project would not include the construction of a potable groundwater well and no 
potable groundwater wells are located on-site.  The City of Orange would provide potable water services 
to the Project.  Most of the City’s water comes from 2 sources: groundwater from the Lower Santa Ana 
River Groundwater Basin and imported water purchased from the Metropolitan Water District of 
Southern California (MWD). 
 
Groundwater Supply 
 
According to the City’s 2015 Urban Water Management Plan (UWMP), the City’s water resources have 
adequate supply to serve the Project site in addition to past, present, and future commitments under 
normal year, single dry year, and multiple dry years through the year 2040.  Additionally, the Project 
does not propose a General Plan Amendment to modify the site’s land use designation, and the proposed 
uses are already anticipated in the City’s General Plan and UWMP.  Based on the foregoing analysis, 
the Project would not have the potential to substantially decrease groundwater supplies.  Impacts would 
be less than significant. 
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Groundwater Recharge 
 
Under existing conditions, approximately 89 percent of the Project site contains impervious surfaces that 
provides little opportunity for infiltration.  The Project would create similar impervious surface 
conditions, increasing the Project site’s impervious surface coverage to 91 percent (Webb, 2020a). 
Therefore, redevelopment of the site would not substantially interfere with groundwater recharge.  
 
Additionally, as shown in Figure N-2 of the City General Plan Natural Resources Element, groundwater 
recharge facilities for the Lower Santa Ana River Groundwater Basin include the Santa Ana River and 
Santiago Creek.  The Project site is located approximately 0.87 miles east of the Santa Ana River and 
approximately 1.9 miles north of the Santiago Creek.  Implementation of the Project would not have the 
potential to interfere with groundwater recharge.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
c) Substantially alter the existing drainage pattern of the site or area, including through the alteration 

of the course of a stream or river or through the addition of impervious surfaces, in a manner 
which would: 

 
Under existing conditions, the Project site does not contain a stream or river; therefore, the Project does 
not have to potential to alter the course of a stream or river.  No impacts would occur in this regard. 
 
On-Site Storm Drain Facilities 
 
Under existing conditions, the Project site slopes down at approximately 1 percent grade to the west.  
The existing drainage pattern for the site is characterized by draining south to north and east to west.  
Most of the site flows drain to a ribbon gutter located on the western side of the site that conveys flows 
off-site to Struck Avenue without mitigation or treatment.  The eastern portion of the site, including the 
existing railroad track, drains south to north along an existing curb and gutter.  All flows from the eastern 
portion of the site also drain north towards Struck Avenue.  Flows exiting the site are captured in a set 
of catch basins located at the Struck Avenue/Batavia Street intersection.  From this catch basin flows are 
conveyed into an existing 33-inch storm drain, which transitions to a 36-inch storm drain just west of 
the site to Collins Channel and ultimately the Santa Ana River.   
 
Under Project conditions, as shown in Figure 13, Water Quality Management Plan  , the site would 
contain one DMA (DMA 1).  Although the Project would increase the amount of impervious surface 
coverage by 2 percent (increase from 89 to 91 percent), the Project would maintain the existing drainage 
pattern by draining flows from south to north, to the northwest corner.  The Project would incorporate 
(curb and gutter or ribbon) gutters, storm drain pipes, and outlet structure with a BioClean modular 
wetland system (MWS).  The MWS will utilize horizontal flow and incorporates a pretreatment chamber 
that includes separation and re-filter cartridges.  In this chamber, sediment and hydrocarbons are 
removed from runoff before entering the biofiltration chamber.  The Project’s proposed ribbon gutters 
would be located within the parking areas located east and west of the proposed building.  Inlets along 
the ribbon gutters will collect and deposit flows into the Project’s proposed storm drain system and into 
the proposed outlet structure located within the northwestern portion of the site.  The Project storm drain  
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lines would be located throughout the site and are designed to convey 100-year peak flow rates.  The 
starting water surface elevation for the storm drain shall be the 100-year ponding limit within the onsite 
basin. 
 
The proposed outlet structure receives approximately 33.4 cubic feet per second (cfs) of onsite flows 
from the proposed Line A, Line B, and Line C. 
 

 Line A is proposed along the eastern and northern portion of the proposed site. Line A conveys 
approximately 21.3 cfs of total runoff towards the proposed outlet structure. The proposed line 
will collect flows draining through the ribbon gutter along the eastern trailer parking stalls and 
northern auto parking areas before discharging into Line B. Proposed laterals along Line A are 
proposed at various drainage inlets. The hydraulic model for Line A will be included with the 
final engineering design. At this time, the preliminary storm drain sizing has been taken from the 
rational method normal depth calculations. 

 Line B is proposed near the northwestern portion of the proposed site. The proposed line will 
collect flows generated by the areas west of the proposed building that are conveyed along the 
curb and gutter. A lateral is also provided near the end of the line to allow for flows within the 
auto parking stalls in the northwest corner of the site to be collected. Line A and Line C also 
confluence with Line B before discharging into the proposed outlet structure. Line B conveys the 
total site runoff of approximately 33.4 cfs of runoff generated onsite. The hydraulic model for 
Line B will be included with the final engineering design. At this time, the preliminary storm 
drain sizing has been taken from the rational method normal depth calculations. 

 Line C is proposed along the western portion of the site. Flows captured near the southern 
boundary of the site are conveyed north within Line C. The proposed Line C conveys 
approximately 4.9 cfs of runoff towards Line B. The hydraulic model for Line C will be included 
with the final engineering design. At this time, the preliminary storm drain sizing has been taken 
from the rational method normal depth calculations. 

 
Off-Site Storm Drain Facilities 
 
The existing storm drain adjacent to the Project site in Struck Avenue is a 33-inch RCP. This pipe 
transitions into a 36-inch RCP west of the site where a lateral connection exists to convey flows from 
the City Corporation Yard north of the site.  The 36-inch RCP continues to the intersection of Batavia 
Avenue. At this location, a set of catch basins pick up the street flow from Struck Avenue and the 
adjacent building sites, including the existing drainage of the Project site. As with existing conditions, 
flows from the site would continue to flow to the existing catch basin at the Struck Avenue/Batavia Street 
intersection.  The existing storm drain lines were sized to accommodate 10-year storm event flows and 
to accept flows from the surrounding properties in their developed conditions.   
 
 The storm drain design would convey flows through an under-sidewalk drain onto Struck Avenue to 
mimic the existing conditions, and there would be no connection to the existing 33-inch RCP storm drain 
line (see Appendix G.2). 
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c) Substantially alter the existing drainage pattern of the site or area, including through the alteration 
of the course of a stream or river or through the addition of impervious surfaces, in a manner 
which would: 

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

 
Significance Determination:  Less than Significant Impact 
 
As discussed above, the Project would increase the amount of impervious surface coverage on the Project 
site from 89 percent to 91 percent.  However, the Project would maintain the site’s existing drainage 
pattern.  Therefore, the Project would not substantially alter the site’s drainage pattern in such a way that 
would result in substantial erosion or siltation on- or off-site.  Additionally, the Project would construct 
an integrated storm drain system on site with BMPs to minimize the amount of waterborne pollutants 
carried from the Project site.  The Project’s proposed BMPs are enforced by the Project’s WQMP and 
are highly effective at removing sediment from stormwater runoff flows.  Therefore, stormwater runoff 
leaving the Project site would not carry substantial amounts of sediment.    Because there are no exposed 
soils at the Project site’s discharge points, there is no potential for the Project’s stormwater runoff to 
result in erosion as it leaves the Project site.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
c) Substantially alter the existing drainage pattern of the site or area, including through the alteration 

of the course of a stream or river or through the addition of impervious surfaces, in a manner 
which would: 

 
ii) Increase the rate or amount of surface runoff in a manner which would result in flooding 
in- or off-site? 

 
Under existing conditions, peak stormwater runoff flows are discharged into the existing storm drain 
line beneath Struck Avenue, which is designed to accept the 10-year peak flows from the Project site 
and surrounding developments.   
 
As shown in Table 12, Project Peak Flows, implementation of the project would reduce peak flows 
discharging from the Project site. As such, the Project proposed drainage improvements would not result 
in on-site or off-site flooding.  Impacts would be less than significant. 
 

Table 12 Project Peak Flows 

 Existing Conditions Project Conditions 
Storm Event Peak Flow (cfs) Tc (min) Peak Flow (cfs) Tc (min) 

2-Year 24 hour 12.2 12.35 11.9 9.90 
10-Year 24 hour 22.9 11.54 21.7 9.54 
100-Year 24 hour 35.8 11.00 33.4 9.34 
AF = acre-feet 
Tc = cubic feet per second 

Source: Webb, 2021b (Table 4) 
 

164



 

3-64 

Additionally, as shown in Table 13, Basin Routing – 100-Year Peak Flows, the Project’s proposed 
detention basin would throttle 100-year storm event peak flows down to 10-year peak flows.  As such, 
the Project proposed drainage improvements would not result in on-site or off-site flooding.  Impacts 
would be less than significant. 
 

Table 13 Basin Routing – 100-Year Peak Flows 

Existing Conditions Project Conditions Project Conditions – Basin Routing 

Volume 
(AF) 

Peak Flow 
(cfs) 

Volume 
(AF) 

Peak Flow 
(cfs) 

Peak Flow 
(cfs) 

Maximum 
Basin Depth 

(feet) 

Water Surface 
Elevation (feet) 

4.48 34.6 4.48 27.3 20.3 3.58 179.58 

Source: (Webb, 2020b, Table 5) 
 
Mitigation Measures:  Mitigation measures are not required. 
 
c) Substantially alter the existing drainage pattern of the site or area, including through the alteration 

of the course of a stream or river or through the addition of impervious surfaces, in a manner 
which would: 

 
iii) Create or contribute runoff water which would exceed the capacity of existing or planned 

storm water drainage systems or provide substantial additional sources of polluted runoff? 
 
Significance Determination:  Less than Significant Impact 
 
As discussed above under Hydrology and Water Quality Threshold c.i and c.ii, all captured flows will 
be directed towards a proposed outlet structure near the northwestern corner of the site. Flows are 
expected to pond up within the outlet structure before spilling out of the structure and into a concrete-
lined u-channel. The u-channel conveys the onsite flows north towards a proposed parkway culvert (type 
B) that will discharge all flows underneath the sidewalk and onto Struck Avenue. Within the outlet 
structure, an internal weir wall is proposed to divert approximately 2.0 cfs of flows east towards the 
proposed treatment vaults for water quality treatment. Flows that have been treated by the proposed 
MWS vaults are then directed towards a proposed pump located northeast of the treatment vaults. The 
pump will discharge the water quality flows into a second concrete-lined u-channel. From there, treated 
flows are directed towards a second proposed parkway culvert (type B) that will discharge treated flows 
underneath the sidewalk and onto Struck Avenue. As discussed above under Hydrology and Water 
Quality Threshold c.ii, stormwater discharge peak flow would be less than existing conditions. BMPs 
would ensure that pollutants of concern are prevented, minimized, and/or otherwise appropriately treated 
prior to being discharged from the Project site.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
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c) Substantially alter the existing drainage pattern of the site or area, including through the alteration 
of the course of a stream or river or through the addition of impervious surfaces, in a manner 
which would: 

 
iv) Impede or redirect flood flows? 
 

Significance Determination:  No Impact 
 
According to the Federal Emergency Management Agency (FEMA) flood map No. 06059C0161J, the 
Project site is within Zone X (Unshaded), an area of minimal flood hazard (FEMA, 2009).  The Project 
does not have the potential to impede or redirect flood flows.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
d) In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation? 
 
Significance Determination:  No Impact 
 
As previously discussed, the Project site is not within a 100-year flood hazard zone.  The Project does 
not have the potential to release pollutants due to 100-year flood inundation.  No impacts would occur. 
 
According to the Federal Emergency Management Agency (FEMA) flood map No. 06059C0161J, the 
Project site is within Zone X (Unshaded), an area of minimal flood hazard (FEMA, 2009).  The Project 
does not have the potential to release pollutants due to Project inundation.  No impacts would occur. 
 
A tsunami is a sea wave, commonly referred to as a tidal wave, produced by a significant undersea 
disturbance such as tectonic displacement of a seafloor associated with large, shallow earthquakes.  A 
seiche is an oscillation of a body of water in an enclosed or semi-enclosed basin, such as a reservoir, 
harbor, lake, or storage tank. 
 
The Project site is located approximately 13 miles northeast of the Pacific Ocean.  Due to site distance, 
the Project would not be subject to tsunami-related inundation.  Additionally, there are no enclosed or 
semi-enclosed bodies of water in proximity to the Project site.  The nearest enclosed body of water 
includes the man-made ponds located at the Islands Golf Center approximately 1.1 miles northwest of 
the Project site.  Due to site distance, the Project would not be subject to seiche related inundation.  No 
impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
e) Conflict with or obstruct implementation of a water quality control plan or sustainable 

groundwater management plan? 
 
Significance Determination:  No Impact 
 
As discussed under Hydrology and Water Quality Threshold a, the Project site is within the Santa Ana 
River Basin; therefore, Project-related construction and operational activities would be required to 
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comply with the Santa Ana RWQCB’s Santa Ana River Basin Water Quality Control Plan by preparing 
and adhering to an SWPPP and WQMP.  Additionally, as discussed previously, implementation of the 
Project would not conflict with or obstruct the Santa Ana River Basin Water Quality Control Plan and 
no impacts would occur. 
 
The Project site is within the Coastal Plain of Orange County Basin (Basin 8-1).  The California 
Department of Water Resources (DWR), classifies this basin as a medium-priority basin.  According to 
the 2014 Sustainable Groundwater Management Act (SGMA), local public agencies and Groundwater 
Sustainability Agencies (GSAs) in “high”- and “medium”-priority basins are required to develop and 
implement Groundwater Sustainability Plans (GSPs) or Alternatives to GSPs (DWR, 2020).  GSPs are 
detailed road maps for how groundwater basins will reach long term sustainability.  The GSA for Basin 
8-1 is comprised of the OCWD, City of La Habra, and Irvine Ranch Water District (IRWD).  These 
agencies collaborated and submitted an Alternative to a GSP titled Basin 8-1 Alternative on January 1, 
2017, to the DWR.  This Alternative, documents the basin conditions; basin management is be based on 
measurable objectives and minimum thresholds defined to prevent significant and unreasonable impacts 
on the sustainability indicators defined in the Alternative.   
 
Groundwater is anticipated to be located at a depth greater than 40 below ground surface (bgs).  The 
Project’s potable water would be supplied by the City, which relies on groundwater and imported water.  
As identified in the City’s UWMP, the City’s potable water resources contain enough water to meet 
demands under a normal, single dry year, and multiple dry year hydrologic conditions from 2020 through 
2040.  Additionally, the Project site is not within a groundwater recharge area.  Therefore, the Project 
would not have the potential to conflict with or obstruct implementation of the Basin 8-1 Alternative and 
no impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
f) Potentially impact stormwater runoff from construction activities? 
 
Significance Determination:  Less than Significant Impact 
 
Refer to the impact analysis under Threshold a. 
 
Mitigation Measures:  Mitigation measures are not required 
 
g) Potentially impact stormwater runoff from post-construction activities? 
 
Significance Determination:  Less than Significant Impact 
 
Refer to the impact analysis under Threshold a. 
 
Mitigation Measures:  Mitigation measures are not required. 
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h) Result in a potential for discharge of stormwater pollutants from areas of material storage, vehicle 
or equipment fueling, vehicle or equipment maintenance (including washing), waste handling, 
hazardous materials handling or storage, delivery areas, loading docks or other outdoor work 
areas? 

 
Significance Determination:  Less than Significant Impact 
 
Refer to the impact analysis under Threshold a. 
Mitigation Measures:  Mitigation measures are not required. 
 
i) Result in the potential for discharge of stormwater to affect the beneficial uses of the receiving 

waters? 
 
Significance Determination:  Less than Significant Impact 
 
Refer to the impact analysis under Threshold a. 
 
Mitigation Measures:  Mitigation Measures are not required. 
 
j) Create the potential for significant changes in the flow velocity or volume of stormwater runoff 

to cause environmental harm? 
 
Significance Determination:  Less than Significant Impact 
 
Refer to the impact analysis under Threshold c.ii. 
 
Mitigation Measures:  Mitigation Measures are not required. 
 
k) Create significant increases in erosion of the project site or surrounding areas? 
 
Significance Determination:  Less than Significant Impact 
 
Refer to the impact analysis under Threshold c.i. 
 
Mitigation Measures:  Mitigation Measures are not required. 
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11. LAND USE/PLANNING. 
 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Physically divide an established community?     
(b) Cause a significant environmental impact due to a conflict with any 

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

    

 

Impact Analysis: 
 
a) Physically divide an established community? 
 
Significance Determination:  No Impact 
 
The Project site is developed with the Nursery Supplies, Inc. manufacturing facility.  Existing industrial 
development borders the site to the south and west; the BNSF railroad track borders the site to the east; 
and Struck Avenue and the public facility uses border the site to the north.    The Project Applicant would 
redevelop the site with another industrial use with associated parking and landscaping improvements.  
The Project would not have the potential to physically divide an established community. No impacts 
would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Cause a significant environmental impact due to a conflict with any applicable land use plan, 

policy, or regulation adopted for the purpose of avoiding or mitigating an environmental effect? 
 
Significance Determination:  No Impact 
 
Under existing conditions, the Project site is designated for “Light Industrial” land uses by the City of 
Orange General Plan and “Industrial Manufacturing (M-2)” zone.  The Project Applicant would 
redevelop the Project site in accordance with the underlying land use designations and applicable zoning 
ordinance development standards.  As previously discussed under Aesthetics Threshold c in Table 1 and 
Table 2, the Project would not conflict with the General Plan.  Although the proposed building would 
require a CUP for the proposed truck terminal use,  the Project would not conflict with the Zoning Code.   
Because the Project would be consistent with the underlying General Plan designation for the site, the 
Project would not conflict with any applicable goals, objectives, and policies of South Coast AQMD’s 
AQMP and SCAG’s Connect SoCal, which base their assumptions and analyses upon the full build-out 
of the existing General Plans throughout the region.  Refer also to Greenhouse Gas Emissions Threshold 
b of this IS/MND.  No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
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12. MINERAL RESOURCES. 
 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

 

Impact Analysis: 
 
a) Result in the loss of availability of a known mineral resource that would be of value to the region 

and the residents of the state? 
 
Significance Determination:  No Impact 
 
According to Appendix A of the City’s General Plan EIR, the City’s mineral resources are limited to 
sand and gravel resources (aggregate) along the Santa Ana River and Santiago Creek.  The Project site 
is located within a developed, urbanized area of the City and is located approximately 0.87 miles east of 
the Santa Ana River and 1.9 miles north of the Santiago Creek.  As such, no mineral resources are 
anticipated in the Project area and the implementation of the Project would not result in the loss of 
availability of a known mineral resource that would be of value to the region and residents of the State.  
No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Result in the loss of availability of a locally-important mineral resource recovery site delineated 

on a local general plan, specific plan, or other land use plan? 
 

Significance Determination:  No Impact 
 
As previously discussed, the Project site is located approximately 0.87 miles east of the Santa Ana River 
and approximately 2.0 miles north of the Santiago Creek; therefore, the Project does not have the 
potential to contain any aggregate resources.  Additionally, the site is not permitted for mining use under 
the Light Industrial land use designation and Industrial Manufacturing zoning classification.  Because 
the Project site is not delineated as containing mineral resources on the City’s General Plan, the 
implementation of the Project does not have the potential to result in the loss of availability of a locally-
important mineral resource recovery site.  No impacts would occur. 
 
Mitigation Measures: Mitigation measures are not required. 
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13. NOISE. 
 
Would the project result in: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Generation of a substantial temporary or permanent increase in 
ambient noise levels in the vicinity of the project in excess of 
standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies? 

    

(b) Generation of excessive groundborne vibration or groundborne noise 
levels? 

    

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

    

 

This section is primarily based on the 534 Struck Avenue Noise Impact Analysis (Noise Study), prepared 
by Urban Crossroads, Inc. (Urban Crossroads) dated March 24, 2021.  The Project-specific Noise Study 
is included as Appendix H of this IS/MND.  
 

Impact Analysis: 
 
a) Generation of a substantial temporary or permanent increase in ambient noise levels in the 

vicinity of the project in excess of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies? 

 
Significance Determination:  Less than Significant Impact 
 
Noise generated at the Project site under existing conditions is limited to surface street vehicle noise 
which includes auto and heavy truck activities on the surrounding roadways (Struck Avenue, Collins 
Avenue, Parker Street, and Brenna Lane) and the railroad tracks located east of the Project site. 
 
Redevelopment of the Project site with a new building and associated improvement has the potential to 
result in the generation of elevated noise levels during both near-term construction activities and under 
long-term operational conditions.  Near-term (i.e., temporary) and long-term (i.e., permanent) noise level 
increases that would be associated with the Project are described below.  Urban Crossroads took 24-hour 
noise measurements at 4 noise measurement locations depicted in Figure 14, Noise Measurement 
Locations, to assess the existing noise level environment.  To assess the potential short-term construction 
and long-term operational noise impacts, Urban Crossroads identified 4 representative noise-sensitive 
receiver locations at which the Project’s anticipated noise generation was compared against as shown in 
Figure 15, Receiver Locations.  
 
Construction Noise Impact Analysis 
 
The Project’s only potential to cause a substantial temporary or periodic increase in ambient noise levels 
would occur during the construction phase.  Construction activities on the Project site, especially those 
involving the use of heavy equipment, would create intermittent, temporary increases in ambient noise  
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levels in the vicinity of the Project site.  Noise generated by heavy construction equipment including 
trucks, graders, bulldozers, concrete mixers, and portable generators can reach high levels.  However, 
construction-related noise increase would: 1) be transitory (i.e., varying from day-to-day and throughout 
the day), 2) completely cease upon completion of Project construction, and 3) not represent a recurring, 
periodic source of noise.  However, although periodic and temporary construction noise has the potential 
to be substantial compared to existing ambient noise levels.  The Project’s construction-related activities 
are required to comply with the City’s Noise Ordinance (OMC Section 8.24.040). 
 
The City’s Noise Ordinance includes a provision that exempts construction activities during the hours 
of 7:00 am and 8:00 pm on any day except for Sunday or a Federal holiday, or between the hours of 9:00 
am and 8:00 pm on a Sunday or a Federal holiday.  To evaluate the Project potential to generate 
potentially significant construction noise levels at the off-site receiver locations, the analysis is based on 
a threshold of 80 decibels (dBA) equivalent sound level (Leq) for more than 8 hours per day for 
construction-related noise.  This threshold was established in the, Transit Noise and Vibration Impact 
Assessment Manual prepared by the Federal Transit Administration.  As shown in Table 14, Construction 
Noise Level Compliance, the Project’s construction-related noise at the off-site receiver locations will 
satisfy the 80 dBA Leq significance threshold.  Impacts would be less than significant. 
 

Table 14 Construction Noise Level Compliance 

Receiver Location1 
Construction Noise Level (dBA Leq) 

Highest Noise Level2 Threshold3 Threshold Exceeded?4 

R1 71.8 80 No 
R2 69.0 80 No 
R3 67.5 80 No 
R4 51.2 80 No 

Notes: 
1. Noise receiver locations are shown on Figure 15. 
2. Highest construction noise level calculations based on distance from the construction noise source activity to nearby 

receiver locations. 
3. Federal Transit Administration, Transit Noise and Vibration Impact Assessment Manual 
4. Do the estimated Project construction noise levels exceed the construction noise level threshold? 

Source: (Urban Crossroads, 2021e, Table 8-3) 
 
Operational Noise Impacts 
 
Future tenants of the proposed Project are currently unknown.  Therefore, this analysis presents worst-
case scenario noise conditions for typical warehouse, manufacturing, or fulfillment center space 
activities, assuming that the Project would be operational 24-hours per day, 7 days per week.  The 
Project’s proposed business operations would primarily be conducted within the enclosed building, 
except for traffic movement, parking, and loading/unloading of trucks at designated loading bays.  The 
on-site Project-related noise-sources are anticipated to include: loading dock activity, truck terminal 
activity, truck movements, and roof-top air conditioning units. 
 
According to the OMC Section 8.24.040, the maximum allowable exterior sound levels for uses in 
proximity to residential uses are 55 dBA Leq from 7:00 am to 10:00 pm (daytime) and 50 dBA Leq from 
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10:00 pm to 7:00 am (nighttime) (Urban Crossroads, 2021e).  Public facility uses do not have a threshold 
for maximum allowable exterior sound levels established in the OMC. 
 
To estimate the Project’s operational noise impacts, reference noise level measurements were collected 
from similar types of activities to represent the noise levels anticipated with the development of the 
Project. It should be noted that the Project’s projected noise levels assume the worst-case scenario 
environment with the loading dock activity, truck terminal activity, truck movements, and roof-top air 
conditioning units all operating at the same time. These noise level impacts will likely vary throughout 
the day (Urban Crossroads, 2021e). 
 
The Project-only operational noise levels were evaluated against the City’s exterior noise level 
thresholds at the nearby noise-sensitive receiver locations.  As shown in Table 15, Operational Noise 
Level Compliance, the Project’s anticipated operational noise level will satisfy the City’s daytime and 
nighttime exterior noise level standards.  Impacts would be less than significant. 
 

Table 15 Operational Noise Level Compliance 

Receiver 
Location1 

Land Use 
Noise Levels dBA Leq  

Project Operation2 Noise Thresholds3 Threshold Exceeded?4 
Daytime Nighttime Daytime Nighttime Daytime Nighttime 

R1 
Public-

Institutional 
52.6 51.6 n/a n/a No No 

R2 Residential 50.3 49.3 55 50 No No 
R3 Residential 41.7 40.6 55 50 No No 
R4 Residential 36.3 35.3 55 50 No No 

Notes: 
1. See Figure 15 for the receiver locations. 
2. Anticipated project operational noise levels 
3. Exterior noise level standards for residential land use 
4. Do the estimated Project operational noise source activities exceed the noise level standards? 

Source: (Urban Crossroads, 2021e, Table 7-5) 
 
Traffic-Related Noise Impact 
 
According to the 534 Struck Avenue Traffic Assessment (Traffic Assessment), included as Appendix I.1, 
the Project is anticipated to generate a total of 308 vehicle trip-ends per day with 148 truck trip-ends per 
day.  The Project’s Traffic Assessment determined that based on the City’s traffic study guidelines and 
the anticipated trips for the site, additional traffic analysis beyond the trip generation assessment is not 
necessary.  Based on the low number of new trips and surrounding buildout urban uses, impacts would 
be less than significant (Urban Crossroads, 2021e). 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Generation of excessive groundborne vibration or groundborne noise levels? 
 
Significance Determination:  Less than Significant Impact 
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According to the Federal Transit Administration (FTA), vibration is the period oscillation of a medium 
or object.  Sources of ground-borne vibrations include natural phenomena (e.g., earthquake, landslides, 
sea waves) or human-made causes (e.g., explosions, machinery, traffic, trains, construction equipment). 
 
To analyze vibration impacts originating from the operation and construction of the Project, vibration-
generating activities are evaluated based on FTA methodology.  The FTA Transit Noise and Vibration 
Impact Assessment methodology provide guidelines for the maximum-acceptable vibration criteria.  A 
significant impact would occur if the Project’s results in an exceedance of 78 vibration decibels (vdB). 
 
Construction-Related Vibration Impacts 
 
Construction activities on the Project site would utilize heavy equipment that has the potential to generate 
low levels of intermittent, localized ground-borne vibration.  The Project’s construction activities most 
likely to cause vibration impacts are: 
 

 Heavy Construction Equipment: Although all heavy mobile construction equipment has the 
potential of causing at least some perceptible vibration while operating close to buildings, the 
vibration is usually short-term and is not of sufficient magnitude to cause building damage. 

 Trucks: Trucks hauling building materials to construction sites can be sources of vibration 
intrusion if the haul route passes through residential neighborhoods on streets with bumps or 
potholes.  Repairing the bumps and potholes generally eliminates the problem 

 
As shown in Table 16, at distances ranging from 86 feet to 566 feet from construction activity, 
construction vibration levels are calculated to range from 46.4 VdB to 70.9 VdB.  Therefore, the Project 
construction vibration levels will remain below the FTA threshold of 78 VdB at all receiver locations.  
Additionally, the vibration level reported at the sensitive receiver locations are unlikely to be sustained 
during the entire construction period but will occur only during the times that heavy construction 
equipment is operating adjacent to the Project site perimeter.  The impact would be less than significant. 
 

Table 16 Construction Equipment Vibration Levels 

Receiver 
Location1 

Land Use 
Distance to 

Construction 
Activity (Feet) 

Vibration Levels (VdB)2 
Threshold 
Exceeded?4 Highest Vibration 

Levels 
Threshold3 

R1 Public-Institutional 86 70.9 78 No 
R2 Residential 217 58.8 78 No 
R3 Residential 130 65.5 78 No 
R4 Residential 566 46.4 78 No 

Notes: 
1. See Figure 15 for the receiver locations. 
2. Based on the vibration source level of construction equipment included on Noise Study Table 8-4 
3. FTA Transit Noise and Vibration Impact Assessment maximum acceptable vibration criteria 
4. Does the vibration level exceed the maximum acceptable vibration threshold? 

Source: (Urban Crossroads, 2021e, Table 8-5) 
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Operational Vibration Impacts 
 
Under long-term conditions, the Project would not include nor require equipment, facilities, or activities 
that would result in substantial or perceptible ground-borne vibration.  Trucks would travel to-and-from 
the Project site during long-term operation; however, vibration levels for heavy trucks operating at low-
to-normal speeds on smooth, paved surfaces- as expected on the Project site and surrounding roadways- 
typically do not exceed 0.004 in/sec PPV, which is lower than the Caltrans vibration thresholds of 0.3 
in/sec PPV for building damage and 0.04 in/sec PPV annoyance.  Accordingly, long-term operation of 
the Project would not expose persons or generate excessive groundborne vibration or groundborne noise 
levels, and a less than significant impact would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
c) For a project located within the vicinity of a private airstrip or an airport land use plan or, where 

such a plan has not been adopted, within two miles of a public airport or public use airport, would 
the project expose people residing or working in the project area to excessive noise levels? 

 
Significance Determination:  No Impact 
 
As previously discussed, the Project site is not in proximity to any private airstrip or airport and is not 
within an airport land use plan.  The closest airport to the Project site is the Fullerton Municipal Airport 
located approximately 8.0 miles northwest.  Implementation of the Project does not have the potential to 
expose people residing or working in the Project area to excessive noise levels associated with air travel.  
No impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
14. POPULATION AND HOUSING. 

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

 

Impact Analysis: 
 
a) Induce substantial unplanned population growth in an area, either directly (for example, by 

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

 
Significance Determination:  Less than Significant Impact 
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The Project does not include any residential uses; therefore, the Project does not have the potential to 
directly induce substantial unplanned population growth.  Redevelopment of the Project site has the 
potential to generate up to 200 new jobs.  According to the California Employment Development 
Department (EDD), as of April 2020, the City of Orange has a labor force of 67,200 persons and of that 
labor force, 8,300 are unemployed (unemployment rate of 12.4 percent) (EDD, 2020).  According to 
SCAG’s 2020-2045 Jurisdiction – Level Growth Forecast, the City of Orange is anticipated to employ 
approximately 131,300 persons (SCAG, 2020a).  Project employment is well within the growth forecasts 
of the City and implementation of the Project would further balance the City’s employment-to-
population ratio.  Therefore, the Project’s proposed employees are not likely to relocate to the City, 
rather, the new jobs associated with the Project would provide employment opportunities for individuals 
already residing in the City. 
 
The Project involves redevelopment of the site with a permitted use within the Light Industrial land use 
designation and M-2 zoning classification.  Accordingly, the Project would not result in growth that was 
not already anticipated by the City of Orange General Plan and General Plan EIR.  Further, the Project 
site is already developed and contains existing infrastructure that serves the site’s existing use.  The 
Project would improve Struck Avenue along the site’s frontage and connect to the existing utility 
connections.  In doing so, the Project would be in conformance with the General Plan and applicable 
infrastructure master plans.  Therefore, the Project would not induce substantial indirect population 
growth in the area. 
 
Based on the foregoing analysis, the Project is not anticipated to induce substantial unplanned population 
growth in the area.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Displace substantial numbers of existing people or housing, necessitating the construction of 

replacement housing elsewhere? 
 
Significance Determination:  No Impact 
 
The Project site is developed with an approximate 40,000 sf manufacturing facility and does not contain 
any residential structures.  Implementation of the Project would not displace any housing or people and 
no replacement housing would be required.  No impacts would occur. 
 
Mitigation Measures: Mitigation measures are not required. 
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15. PUBLIC SERVICES. 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

 i) Fire Protection?     
 ii) Police Protection?     
 iii) Schools?     
 iv) Parks?     
 v) Other public facilities?     

 

Impact Analysis: 
 
a) Would the project result in substantial adverse physical impacts associated with the provision of 

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

 
i) Fire Protection? 
 
Significance Determination:  Less than Significant Impact 
 
The Orange City Fire Department (OCFD) provides fire and emergency response to the City, including 
the Project site.  According to the City General Plan EIR, the OCFD operates 8 fire stations within the 
City.  OCFD Station No. 5, located at 1345 Maple Street, is the closest fire station to the Project site 
(located approximately 1.1 miles southwest).  According to the OCFD, the average response time in 
2019 was 3 minutes and 52 seconds (Stefano, 2020). 
 
As previously discussed, the Project Applicant proposes to demolish the existing on-site structure and 
redevelop the site with a building up to 57,900 sf.  Because fire protection services are currently provided 
to the surrounding area, and based on the site’s close proximity to an existing fire station, the City’s 
existing fire protection facilities would adequately serve the Project.  The Project is not anticipated to 
result in the construction of new or physically altered fire facilities.  The Project would be required by 
the OMC Chapter 15.38, Fire Protection Facilities Program¸ to pay a fire protection facilities fee to aid 
in offsetting the increased demand for fire services created by non-residential development.  This fee is 
due prior to the issuance of a building permit. 
 
The Project’s proposed building would feature fire safety and suppression design, including the type of 
building construction, fire sprinklers, a fire hydrant system, and paved access.  The proposed building 
would be a concrete tilt-up construction that contains a low fire hazard risk rating.  Additionally, a fire 
alarm system is proposed to be installed, as well as an Early Suppression, Fast Response (ESFR) ceiling-
mounted fire sprinklers.  ESFR provides protection that exceeds that of in-rack systems.  ESFR high 
output, high-volume systems are in ceiling spaces as with conventional fire sprinkler systems, but they 
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incorporate large, high-volume, high-pressure heads to provide the necessary fire protection for 
buildings that may contain high-piled storage.  While most other sprinklers are intended to control the 
growth of a fire, an ESFR sprinkler system is designed to suppress a fire, which knocks the fire down to 
its source.   
 
Based on the foregoing, the Project would receive adequate fire protection services and would not result 
in the need for new or physically altered fire protection facilities.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
ii) Police Protection? 
 
Significance Determination:  Less than Significant Impact 
 
The City of Orange Police Department provides law enforcement services to the City, including the 
Project site.  The Orange Police Department is located at 1107 N. Batavia Street, which is located 
approximately 406 feet northwest of the Project site.  Implementation of the Project is anticipated to 
result in similar service calls (typical of an industrial facility) as the existing manufacturing use.  
According to the General Plan Public Safety Element, to maintain the City’s ability to serve current 
residents and businesses, applicants are required to provide for adequate services and equipment to serve 
businesses of new developments.  Land uses will be evaluated and modified, if necessary, to facilitate 
access to emergency services, meet service standards, and ensure land use compatibility.  Therefore, it 
is anticipated that emergency response would occur with acceptable response times. 
 
According to OMC Chapter 3.13, Police Facility Development Fee, the Project Applicant would be 
required to pay fair share fees to help finance police facilities required by new development to avoid 
adversely impacting existing police protection facilities.  Additionally, the Project plans would be 
reviewed and approved by the City of Orange Building and Police Departments, which would ensure 
that adequate safety and crime prevention measures are provided within the Project’s design.  Therefore, 
implementation of the Project is not anticipated to result in the new or physically altered police protection 
facilities.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
iii) Schools? 
 
Significance Determination:  No Impact 
 
The City provides school services through the Orange Unified School District.  The Project Applicant 
proposes to demolish the existing manufacturing facility and redevelop the site with a single building.  
Implementation of the Project does not have the potential to result in substantial direct growth in the 
population, nor an increase in student population.  The Project would be required to pay appropriate 
school fees applicable to all new development in accordance with Assembly Bill (AB) 2926 and Senate 
Bill (SB) 50 to offset potential impacts on school services.  No impact would occur. 
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Mitigation Measures:  Mitigation measures are not required. 
 
iv) Parks? 
 
Significance Determination:  No Impact 
 
According to the General Plan Natural Resources Element, the City owns and has developed 22 parks 
(Orange, 2015b).  The City provides approximately 1.81 acres of parkland per 1,000 persons.  The City 
anticipates developing approximately 43.5 acres of planned future parks; the nearest park to the Project 
site is Killefer Park located approximately 0.39 miles southeast.  The proposed Project would not 
introduce new residents to the City necessitating the need for additional parks.  No impact would occur.   
 
Mitigation Measures: 
 
v) Other public facilities? 
 
Significance Determination:  No Impact 
 
Other public facilities include public libraries.  The City’s public libraries operate according to the Public 
Library Facilities Master Plan (2002-2020).  This master plan outlines current and projected future 
demand based on the City’s General Plan buildout; it is intended to ensure that the California State 
Library’s recommended standard of 4 volumes and 0.7 square foot per capita is maintained and that the 
City’s library service needs are met as future development occurs.  The nearest library to the Project site 
is Charles P. Taft Library, located approximately 1.0-miles northeast.  The proposed Project would not 
introduce new residents to the City necessitating the need for additional libraries or demand for library 
services.  No impact would occur.   
 
Mitigation Measures:  Mitigation measures are not required. 
 
16. RECREATION. 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

 

Impact Analysis: 
 
a) Would the project increase the use of existing neighborhood and regional parks or other 

recreational facilities such that substantial physical deterioration of the facility would occur or 
be accelerated? 

 
Significance Determination:  No Impact 
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As previously stated, the City has owned and developed 22 parks and approximately 15 miles of 
equestrian, biking, and recreational trails.  Parks and open space make up 31.8 present of land use in the 
City (Orange, 2010a).  The Project Applicant does not propose to construct any residential uses on the 
Project site.  Therefore, the Project would not create a substantial population increase that would increase 
the use of existing neighborhood and regional parks or other recreational facilities, resulting in physical 
deterioration of park facilities.  No impact would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
b) Does the project include recreational facilities or require the construction or expansion of 

recreational facilities which might have an adverse physical effect on the environment? 
 
Significance Determination:  No Impact 
 
The Project does not include recreational facilities or require the construction or expansion of 
recreational facilities.  Implementation of the Project would not result in any adverse physical effects on 
the environment due to the construction of recreational facilities.  No impact would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
17. TRANSPORTATION. 

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Conflict with a program, plan, ordinance, or policy addressing the 
circulation system, including transit, roadway, bicycle, and pedestrian 
facilities?  

    

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

    

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

    

(d) Result in inadequate emergency access?     

 
This section is primarily based on the 534 Struck Avenue Traffic Assessment (Traffic Assessment), 
prepared by Urban Crossroads dated March 10, 2021, and 534 Struck Avenue Vehicle Miles Travelled 
(VMT) Assessment (VMT Assessment), prepared by Urban Crossroads dated March 12, 2021.  The 
Project-specific Traffic Assessment and VMT Assessment are included as Appendix I.1 and I.2 of this 
IS/MND.  
 

Impact Analysis: 
 
a) Conflict with a program, plan, ordinance, or policy addressing the circulation system, including 

transit, roadway, bicycle, and pedestrian facilities? 
 
Significance Determination:  Less than Significant Impact 
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Project Trip Generation 
 
The Project site is developed with an approximately 47,000 sf manufacturing facility and access is 
provided via three driveways along Struck Avenue.  Based on the land use-specific vehicle trip 
generation rates published by the Institute of Transportation Engineers (ITE; ITE Code 140, 
Manufacturing), the site’s existing use generates 160 trip-ends per day with 25 morning (AM) peak hour 
trips and 27 evening (PM) peak hour trips. 
 
Traffic counts were collected at the driveways for 700 Eckhoff Street in Orange, California on November 
10 and 12, 2020.  The average 2-day trip generation was divided by the number of dock doors (95 dock 
doors) to develop the trip generation rates for the 700 Eckhoff Street site. 
 
Similarly, traffic counts were collected at a second location at 2550 E. 28th Street in Vernon, California 
on November 24 and 25, 2020. The average 2-day trip generation was divided by the number of dock 
doors (84 dock doors) to develop the trip generation rates for the 2550 E. 28th Street site. 
 
The number of dock doors has been utilized as the independent variable in calculating the trip generation 
rates as opposed to square footage since the proposed building is not intended to be used for the storage 
of materials. The trip generation for a Truck Terminal Facility could be better correlated to the number 
of dock doors due to the truck activity associated with the transfer of goods. 
 
Trip generation rates calculated for the proposed Truck Terminal based on an average of data collected 
at the two sites located at 700 Eckhoff Street and 2550 E. 28th Street. The data collected at the two sites 
indicates most of the truck activity occurs outside of the typical morning and evening peak hours (7-9 
AM and 4-6 PM). Implementation of the Project is anticipated to generate 308 two-way daily trips with 
19 AM peak hour trips and 19 PM peak hour trips.  The Project would result in a net increase of 148 
trip-ends per day and net decrease of 6 AM peak hour trips and 8 PM peak hour trips  (Urban Crossroads, 
2021f).  
 
Roadway Impacts 
 
According to Figure CM-2 of the City General Plan Circulation and Mobility Element, Struck Avenue 
is classified as a Collector Street (2 lanes undivided), Batavia Street is classified as a Primary Arterial (4 
lanes divided), and Katella Avenue is classified as a Smart Street (6-8 lanes divided).  Additionally, the 
Katella Avenue/Batavia Street intersection is identified as a critical intersection, which is an intersection 
that deviates from the City’s typical design standards by increasing the number of lanes at an intersection 
beyond what typically would be required.  By increasing capacity at the critical intersection, the 
circulation link increases overall system capacity (Orange, 2015d). 
 
According to the City’s Traffic Impact Analysis Guidelines, a traffic impact analysis (TIA) may not be 
required if the AM and PM peak hour trip generation is less than 100 vehicle trips.  The Project would 
contribute less than 51 peak hour trips to any intersection during the AM and PM peak hours, and a TIA 
is not required.  The City will identify a truck route to and from the Project site.  It is anticipated that 
truck-trailers will utilize SR-57 via Katella Avenue to travel to the site.  From Katella Avenue, the trucks 
would be permitted to travel south on Batavia Street and turn left only onto Struck Avenue to access the 

183



 

3-83 

site.  Truck-trailers leaving the site would be permitted to only turn left from Struck Avenue onto Batavia 
Street southbound and exit the Project area.  The allowable truck routes, which are in compliance with 
the City’s existing approved truck routes, are shown in Figure 16, Truck Routes. 
 
Implementation of the Project would not conflict with an applicable plan, ordinance, or policy addressing 
the circulation system.  Impacts would be less than significant. 
 
Transit 
 
The Orange County Transit Authority (OCTA) provides bus service for the City (Orange, 2015d).  The 
nearest bus stop to the Project site is the Route 50 Katella-Batavia bus stop operated by OCTA located 
approximately 0.24 miles (approximate 4-minute walk) northwest.  The City recognizes that ridership 
of bus systems will increase and has designed a land use plan that enables and accommodates increased 
transit use.  The City has identified major commercial and employment areas which include the Town 
and County Road corridor, South Main Street, Katella Avenue, Uptown Orange, and Old Towne.  The 
Project site is not located within the identified major commercial and employment areas of the City.  The 
Project does not have the potential to interfere with the City’s goal to provide convenient and attractive 
transit amenities and streetscape features to encourage transit use.  No impacts would occur. 
 
Bicycle and Pedestrian Facilities 
 
The City of Orange recognizes walking and biking contribute to a healthy community and play 
significant roles as alternatives to the automobile.  The City has identified mixed-use areas and 
reinvigorated commercial areas within the City as spaces that will provide people areas to walk and shop.  
The City’s goal is to create and implement a pedestrian-oriented streetscape master plan addressing the 
key commercial corridors including Tustin Street, Chapman Avenue, Main Street, Lincoln Avenue, and 
Katella Avenue.  The Project site not in any of the key commercial corridors.  The Project site is within 
an urbanized and industrial portion of the City that is not conducive to walking.  Under existing 
conditions, sidewalks are provided along Struck Avenue, except along the Project’s site frontage.  
Consistent with the existing pedestrian network, the Project Applicant does not propose to install a 
sidewalk along the site’s frontage along Struck Avenue.  Implementation of the Project would not 
interfere with the City’s pedestrian-oriented streetscape master plan.  No impacts would occur. 
 
As previously discussed, the Project site is within an industrialized area of the City.  According to Figure 
CM-3 of the City’s General Plan Circulation and Mobility Element, there are no existing or proposed 
bicycle facilities in the Project area.  Additionally, the Project does not propose to include a bicycle 
facility.  Implementation of the Project would not interfere with the City’s Bikeway Master Plan.  No 
impacts would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
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b) Would the project conflict or be inconsistent with CEQA Guidelines Section 15064.3, 
subdivision (b)? (In accordance with CEQA Guidelines Section 15064.3(c), the City of Orange, 
as the lead agency, will implement the provisions of Section 15064.3 of the CEQA Guidelines, 
which went into effect statewide beginning July 1, 2020.) 

 
Significance Determination:  Less than Significant Impact 
 
Changes to State CEQA Guidelines were adopted in December 2018, which requires all lead agencies 
to adopt vehicle miles traveled (VMT) as a replacement for automobile delay-based level of service 
(LOS) as the new measurement for identifying transportation impacts for land use projects.  This 
statewide mandate took effect on July 1, 2020. 
 
The City of Orange adopted their own VMT analysis guidelines and thresholds on July 14, 2020.  The 
City has chosen to utilize the North Orange County Collaborative VMT Traffic Study Screening Tool 
(Screening Tool) that identifies VMT screening criteria for a project based on the type of land use and 
its location within the City. The Screening tool is based on the screening criteria described in the adopted 
City Guidelines and follows the those recommended by the Office of Planning and Research (OPR) in 
their Technical Advisory on Evaluating Transportation Impacts in CEQA (Urban Crossroads, 2021g). 
 
The City Guidelines provide a multi-step procedure to evaluate VMT screening criteria that can be used 
to identify when a proposed land use project is anticipated to result in a less than significant impact 
without conducting a more detailed project level VMT analysis. The screening criteria are listed as three 
steps: 
 

 Transit Priority Area (TPA) Screening 
 Low VMT Area Screening 
 Project Type Screening 

 
A land use project needs only to meet one of the above screening thresholds to result in a less than 
significant impact. 
 
TPA Screening 
 
The City’s TIA Guidelines note that projects within a TPA, 0.5 miles of an existing “major transit stop,” 
or an existing stop along a “high-quality transit corridor” will have a less than significant impact on 
VMT.  According to the Screening Map, the Project site is within a TPA.  Although the Project site is 
within a TPA, if the Project meets any of the following secondary screening checks, the Project would 
not meet the TPA Screening threshold: 
 

 Has a FAR of less than 0.75; 
 Includes more parking for use by residents, customers, or employees of the project than required 

by the jurisdiction (if the jurisdiction requires the project to supply parking); 
 Is inconsistent with the applicable SCS (as determined by the lead agency, with input from the 

Metropolitan Planning Organization); or 
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 Replaces affordable residential units with a smaller number of moderate- or high-income 
residential units. 

 
The Project’s proposed FAR would be less than 0.75; therefore, the Project would not meet the TPA 
Screening threshold. 
 
Low VMT Area Screening 
 
According to the City’s TIA Guidelines, “residential and office projects located within a low VMT 
generating area may be presumed to have a less than significant impact absent substantial evidence to 
the contrary. In addition, other employment related and mixed-use land use projects may qualify for the 
use of screening if the project can reasonably be expected to generate VMT per resident, per worker, or 
per service population that is similar to the existing land uses in the low VMT area.”  The Project is 
consistent with this criterion, since it is consistent with the existing land uses in the area.  The existing 
area is predominantly commercial and industrial to the north, west, and south, with high-density 
residential and industrial to the east, on the opposite side of the BNSF Railroad tracks.  Additionally, the 
City’s Screening Map identifies the site as being within a low VMT generating traffic analysis zone 
(TAZ) as compared to the Citywide average. 
 
The Project Applicant proposes to demolish the existing manufacturing use and redevelop the site with 
a Truck Terminal Use, which would be a similar type of industrial use and consistent with the General 
Plan and zoning; thus, the Project would meet the Low VMT Screening threshold.  Impacts would be 
less than significant. 
 
Project Type Screening 
 
The City Guidelines provide a list of project types that are presumed to have a less than significant 
impact absent substantial evidence to the contrary.  Among the list of project types, projects that would 
attract less than 110 trips per day are assumed to cause a less than significant impact.  As the Project 
would generate 148 daily vehicle trips, it would exceed the 110 daily trip threshold. The Project would 
not meet the Project Type Screening threshold. 
 
Conclusion 
 
The Project meets the Low VMT Screening threshold and is anticipated to exhibit a similar level of low 
VMT.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
c) Substantially increase hazards due to a geometric design feature (e. g., sharp curves or dangerous 

intersections) or incompatible uses (e.g., farm equipment)? 
 
Significance Determination:  Less than Significant Impact 
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The Project’s proposed driveway 1, located at the site’s northwest corner, and driveway 2, located at the 
site’s northeast corner, would accommodate the wide turning radius of the heavy trucks.  Due to the 
typical wide turning radius of large trucks, a truck turning template has been overlaid on the site plan at 
each applicable Project driveway anticipated to be utilized by heavy trucks in order to determine 
appropriate curb radii and to verify that trucks will have sufficient space to execute turning maneuvers. 
Figure 17, Project Driveway Truck Access, shows that the Project driveways would accommodate the 

Additionally, the 
truck exit would occur at the westernmost driveway (driveway 1) away from the existing driveway across 
Struck Avenue to the north, which would provide future access to the proposed Orange City Yard 
Affordable Housing Project, located approximately 220 feet north of the Project site. The Project would 
not increase hazards and impacts are less than significant.  
 
Mitigation Measures:  Mitigation measures are not required. 
  
d) Result in inadequate emergency access? 
 
Significance Determination:  Less than Significant Impact 
 
According to the City General Plan Public Safety Element, the City has an emergency plan which 
establishes emergency preparedness and emergency response procedures. All City arterials are 
recognized as primary emergency response routes and non-arterials are recognized as secondary 
emergency response routes.  The Project would have three driveways, similar to existing conditions, 
along Struck Avenue.  All Project driveways would be subject to the City’s site access and circulation 
requirements identified in OMC Chapter 12, Streets, Sidewalks, and Public Places.  Additionally, as 
shown in Figure 18, Proposed Fire Plan, the Project’s internal drive aisles will provide adequate access 
for emergency vehicles.  Moreover, all construction staging would occur within the boundaries of the 
Project site and would not interfere with the circulation of nearby roadways or implementation of the 
City’s emergency plan.  The Project would provide adequate emergency access for fire vehicles via 
Struck Avenue.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
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18. TRIBAL CULTURAL RESOURCES. 
 
Would the project cause a substantial adverse change in the 
significance of a tribal cultural resource, defined in Public Resources 
Code Section 21074 as either a site, feature, place, cultural landscape 
that is geographically defined in terms of the size and scope of the 
landscape, sacred place, or object with cultural value to a California 
Native American Tribe, and that is:  

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

 

Impact Analysis: 
 
As of July 1, 2015, California Assembly Bill 52 (AB 52) was enacted and expanded CEQA by 
establishing a formal consultation process for California tribes within the CEQA process.  The bill 
specifies that any project may affect or cause aa substantial adverse change in the significance of a tribal 
cultural resource that would require a lead agency to “being consultation with a California Native 
American tribe that is traditionally and culturally affiliated with the geographic area of the proposed 
project.”  Section 21074 of AB 52 also defines a new category of resources under CEQA called “tribal 
cultural resources.”  Tribal cultural resources are defined as “sites, features, places, cultural landscapes, 
sacred places, and object with cultural value to a California Native American tribe” and are either listed 
on or eligible for the California Register of Historical Resources or a local historic register, or if the lead 
agency chooses to treat the resource as a tribal cultural resource. 
 
In compliance with AB 52, the City of Orange distributed letters on July 9, 2020 to those Native 
American tribes that have requested notification for AB 52 notifying each tribe of the opportunity to 
consult with the City on the Project. The City conducted Tribal Consultation with the Gabrieleno Band 
of Mission Indians – Kizh Nation on September 10, 2020. 
 
a) Listed or eligible for listing in the California Register of Historical Resources, or in a local 

register of historical resources as defined in Public Resources Code Section 5020.1(k)? 
 
Significance Determination:  No Impact 
 
As analyzed in Cultural Resources Threshold a, there are no resources on the Project site that are eligible 
for listing in the California Register of Historical Resources or in a local register of historical resources 
as defined by Public Resources Code Section 5020.1(k).  Implementation of the Project would not result 
in a substantial adverse change in the significance of a listed historical resource.  No impacts would 
occur. 
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Mitigation Measures:  Mitigation measures are not required. 
 
b) A resource determined by the lead agency, in its discretion and supported by substantial evidence, 

to be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code Section 
5024.1?  In applying the criteria set forth in subdivision (c) of Public Resources Code Section 
5024.1, the lead agency shall consider the significance of the resource to a California Native 
American Tribe. 

 
Significance Determination:  Less than Significant Impact with Mitigation Incorporated 
 
As indicated in the Cultural Resources section of this IS/MND, the Project site is not included on the 
National Register of Historic Places, California Register of Historical Resources, or a local register of 
historical resources, nor is it eligible for listing. Accordingly, pursuant to subsection (c) of Public 
Resources Code Section 5024.1, the City of Orange has determined that the Project would not impact 
historical resources resulting from Project implementation.  
 
As of the date of this IS/MND, only the Gabrieleno Band of Mission Indians – Kizh Nation has requested 
consultation with the City of Orange.  The City conducted consultation with the Gabrieleno Band of 
Mission Indians – Kizh Nation on September 10, 2020. 
 
Because the Project would require excavation for construction into previously undisturbed soils, there is 
a potential to uncover undiscovered prehistoric artifacts or tribal cultural resources during excavation. 
Therefore, while unlikely, the presence of subsurface tribal cultural resources on the Project site remains 
possible, and these could be affected by ground-disturbing activities associated with grading and 
construction at the Project Site. To address the inadvertent discovery of tribal cultural resources, MM 
TCR-1 has been incorporated into the Project. This mitigation measure requires the presence of a Native 
American monitor during grading activities and the proper handling, treatment, and disposition of any 
discovered tribal cultural resources. With implementation of Mitigation Measure TCR-1, impacts to 
tribal cultural resources would be less than significant.   
 
Mitigation Measure:   
 
TCR-1 Prior to the commencement of any ground disturbing activity at the project site, the 

Project Applicant shall retain a Native American Monitor approved by the Gabrieleno 
Band of Mission Indians-Kizh Nation – the tribe that consulted on this project pursuant 
to Assembly Bill A52 (the “Tribe” or the “Consulting Tribe”). A copy of the executed 
contract shall be submitted to the City of Orange Planning and Building Department prior 
to the issuance of any permit necessary to commence a ground-disturbing activity. The 
Tribal monitor will only be present on-site during the construction phases that involve 
ground-disturbing activities into areas of undisturbed soils. Ground disturbing activities 
are defined by the Tribe as activities that may include, but are not limited to, pavement 
removal, potholing or auguring, grubbing, tree removals, boring, grading, excavation, 
drilling, and trenching, within the Project Site. The Tribal Monitor will complete daily 
monitoring logs that will provide descriptions of the day’s activities, including 
construction activities, locations, soil, and any cultural materials identified. The on-site 
monitoring shall end when all ground-disturbing activities on the Project Site are 
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completed, or when the Tribal Representatives and Tribal Monitor have indicated that all 
upcoming ground-disturbing activities at the Project Site have little to no potential for 
impacting Tribal Cultural Resources.  

 
Upon discovery of any Tribal Cultural Resources, construction activities shall cease in 
the immediate vicinity of the find (not less than the surrounding 100 feet) until the find 
can be assessed. All Tribal Cultural Resources unearthed by project activities shall be 
evaluated by the qualified archaeologist and Tribal monitor approved by the Consulting 
Tribe. If the resources are Native American in origin, the Consulting Tribe will retain 
it/them in the form and/or manner the Tribe deems appropriate, for educational, cultural 
and/or historic purposes. If human remains and/or grave goods are discovered or 
recognized at the Project Site, all ground disturbance shall immediately cease, and the 
county coroner shall be notified per Public Resources Code Section 5097.98, and Health 
& Safety Code Section 7050.5. Human remains and grave/burial goods shall be treated 
alike per California Public Resources Code section 5097.98(d)(1) and (2). Work may 
continue on other parts of the Project Site while evaluation and, if necessary, mitigation 
takes place (CEQA Guidelines Section 15064.5[f]). If a non-Native American resource 
is determined by the qualified archaeologist to constitute a “historical resource” or 
“unique archaeological resource,” time allotment and funding sufficient to allow for 
implementation of avoidance measures, or appropriate mitigation, must be available. The 
treatment plan established for the resources shall be in accordance with CEQA Guidelines 
Section 15064.5(f) for historical resources and PRC Sections 21083.2(b) for unique 
archaeological resources. 

 
19. UTILITIES/SERVICE SYSTEMS. 

 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

(a) Require or result in the relocation or construction of new or expanded 
water, wastewater treatment or storm water drainage, electric power, 
natural gas, or telecommunication facilities, the construction or 
relocation of which could cause significant environmental effects? 

    

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

    

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

    

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

    

(e) Comply with federal, state, and local management and reduction 
statutes and regulations related to solid wastes? 
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Impact Analysis: 
 
a) Require or result in the relocation or construction of new or expanded water, wastewater 

treatment or storm water drainage, electric power, natural gas, or telecommunication facilities, 
the construction or relocation of which could cause significant environmental effects? 

 
Significance Determination:  Less than Significant Impact 
 
Water and Wastewater Treatment 
 
The City of Orange Water Division provides potable water service (water supplies include imported 
water, groundwater, and surface water) to over 139,000 residents within the City’s 32 square-mile 
planning area.  The Orange County Sanitation District (OCSD) provides wastewater services to the City.  
Under existing conditions, the Project site is developed with a manufacturing facility.  Implementation 
of the Project would demolish the existing approximately 40,000 sf manufacturing facility and redevelop 
the site with a single approximately 57,900 sf building.  The Project would connect a new 3-inch water 
line, 3-inch fire line and 6-inch sewer lines to the existing 10-inch water line and 8-inch sewer line 
beneath Struck Avenue.  Because the Project Applicant proposes to redevelop the site with a permitted 
use under the Light Industrial land use designation and M-2 Zone Classification, the water demand from 
the Project site was anticipated and analyzed in the City’s Urban Water Management Plan (UWMP).  
Therefore, the City’s existing water infrastructure and treatment facilities are adequate to serve the 
Project.  OMC Section 13.56.090, Charges for Sewer Mains and Extensions, imposes a sewer main 
connection fee on non-residential development in the City as a condition precedent to the issuance of a 
building permits to fund the Project’s fair share of costs to upgrade the City’s sewer system.  
Additionally, the Project would be required to pay ongoing user fees.  Payment of these fees would offset 
the Project’s potential increase in demand for wastewater collection services.  
 
Although the Project would result in new water and sewer line connections, these connections would 
occur on-site and would be part of the Project’s construction phase, which is evaluated throughout this 
IS/MND.  The construction of the Project’s water and sewer lines necessary to serve the Project would 
not result in any significant physical effects on the environment that are not already identified and 
disclosed as part of this IS/MND.  Impacts would be less than significant. 
 
Stormwater Drainage 
 
Stormwater originating on the Project site sheet flows from the south to the northwest to an existing curb 
gutter along Struck Avenue.  Runoff from the Project site enters the existing 30-inch storm drainage 
main beneath Struck Avenue, which then conveys flows to the Orange County storm drain system that 
discharges runoff to the Santa Ana River. 
 
Refer to the analysis under Section 10, Hydrology and Water Quality Threshold c.ii, above. As discussed, 
stormwater runoff would be treated on site and would not require relocation or construction of new or 
expanded storm water drainage infrastructure which could cause significant environmental effects. 
Impacts would be less than significant. 
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Dry Utilities 
 
Under existing conditions, the Project site is served by Southern California Edison (SCE) for electrical 
power, Southern California Gas Company (SoCal Gas) for natural gas, and AT&T for telephone and 
fiber optics.  Connections to the existing utility networks are available in the Project area and any off-
site improvements would occur within improved rights-of-way, which are inherent to the Project’s 
construction phase and have been evaluated throughout this IS/MND.  Where necessary, mitigation 
measures have been identified to reduce impacts to a level below significance.  Because the Project site 
has been previously developed with a manufacturing facility that requires electric power, natural gas, 
and telecommunication services, implementation of the proposed Project is not anticipated to limit the 
ability of SCE, SoCalGas, or AT&T to provide service to Project.  Therefore, the proposed Project would 
not require or result in the construction or expansion of new facilities, and impacts would be less than 
significant. 
 
Mitigation Measures:  Mitigation Measures are not required. 
 
b) Have sufficient water supplies available to serve the project and reasonably foreseeable future 

development during normal, dry, and multiple dry years? 
 
Significance Determination:  Less than Significant Impact 
 
The City of Orange provides water service to the City.  Under existing conditions, the City of Orange 
provides water services to the Project site.  The City receives its water from 2 main sources: groundwater 
from the Lower Santa Ana River Groundwater Basin, managed by the Orange County Water District 
(OCWD), and imported water from the MWD, managed by the Municipal Water District of Orange 
County.  Groundwater is pumped from 15 active wells in the City.  According to the City’s Urban Water 
Management Plan (UWMP), the City relies on approximately 6,515 acre-feet per year (AFY) of imported 
water and 20,372 AFY of groundwater form the Lower Santa Ana River Groundwater Basin.  
Additionally, the City relied on 1,757 acre-feet of surface water purchased through the Serrano Water 
District in 2015. 
 
The City’s UWMP includes an analysis of water supply reliability projected through 2040 under normal 
years, single dry year, and multiple dry years.  The City’s total water demand for 2015 was approximately 
28,643 AF.  The City’s forecasts for projected water demand based on the population projections of the 
Southern California Associations of Governments (SCAG), which rely on the adopted land use 
designations contained within the general plans that cover the geographic area within City of Orange’s 
service.  Because the Project Applicant would redevelop the site with a use permitted under the Light 
Industrial land use designation, the Project would be consistent with the City’s General Plan and, 
therefore, the water demand associated with the Project was considered in the demand anticipated by the 
2015 UWMP and analyzed therein.  As stated above, the City is anticipated to have adequate water 
supplies to meet all its demands until the year 2040 under a normal year, single dry year, and multiple 
dry years.  Therefore, the City has sufficient water supplies available to serve the Project from existing 
entitlements/resources and no new or expanded entitlements are needed.  Impacts would be less than 
significant. 
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Mitigation Measures:  Mitigation measures are not required. 
 
c) Result in a determination by the wastewater treatment provider which serves or may serve the 

project that it has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments? 

 
Significance Determination:  Less than Significant Impact 
 
The OCSD provides wastewater treatment for the City of Orange via 2 reclamation plants: Reclamation 
Plant No.1 in Fountain Valley and Treatment Plant No. 2 in Huntington Beach.  Reclamation Plant No. 
1 has a total rated primary capacity of 108 million gallons per day (mgd) and a secondary treatment 
capacity of 80 mgd.  Treatment Plant No. 2 has a total rated primary capacity of 168 mgd and a secondary 
treatment capacity of 90 mgd (Carollo, 2020).  According to the City’s General Plan EIR, the City’s 
Sewer Master Plan estimated a wastewater generation rate of 23.7 mgd in the City, which includes 
wastewater flow from industrial, commercial, and residential land uses. 
 
The Project site is developed with an approximately 40,000 sf manufacturing facility that requires 
wastewater treatment services.  The Project Applicant would demolish the existing structure and 
redevelop the site with an approximately 57,900 sf building.  The Project Applicant would redevelop the 
Project site with a use that is consistent with the site’s underlying land use designation; therefore, the 
wastewater generation associated with the Project was considered in the demand anticipated by the City’s 
General Plan EIR and the City’s Sewer Master Plan and analyzed therein.  As such, the OCSD’s existing 
wastewater treatment facilities are anticipated to have adequate capacity to serve the Project’s project 
demand in addition to its existing commitments.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
d) Generate solid waste in excess of State or local standards, or in excess of the capacity of local 

infrastructure, or otherwise impair the attainment of solid waste reduction goals? 
 
Significance Determination:  Less than Significant Impact 
 
The City of Orange contracts with a private service provider to collect solid waste, green waste (grass 
clippings, tree, and shrub clippings), and items for recycling.  Waste collected from the City is disposed 
of at 1 of 3 landfills in Orange County: Olinda Alpha Landfill, Frank R. Bowerman Landfill, and the 
Pima Deshecha Landfill.  The Orange County Integrated Waste Management Department (OCIWMD) 
owns and operates these landfills. 
 
According to the California Department of Resources Recycling and Recovery (CalRecycle), the Olinda 
Alpha Landfill is permitted to accept 8,000 tons per day (tpd), the Frank R. Bowerman Landfill is 
permitted to accept 11,500 tpd, and the Pima Deshecha Landfill is permitted to accept 4,000 tpd.  
Additionally, the Olinda Alpha Landfill has a closure date of December 21, 2021; the Frank R. 
Bowerman Landfill has a closure date of December 31, 2053; and the Pima Deshecha Landfill has a 
closure date of December 31, 2102.  (CalRecycle, 2020a; CalRecycle, 2020b; CalRecycle, 2020c)  It 
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should be noted that the Project is anticipated to be constructed by the year 2022 and by this time, the 
Olinda Alpha Landfill is expected to be closed. 
 
Implementation of the Project would generate an incremental increase in solid waste volumes requiring 
off-site disposal during short-term construction and long-term operational activities.  Additionally, the 
Project would be required to comply with mandatory waste reduction requirements as described below 
in Utilities and Service Systems Threshold g. 
 
Construction Impact Analysis 
 
Solid waste requiring disposal would be generated by the construction process, primarily consisting of 
discarded demolition materials and packaging.  The Project would reuse 10,905 tons of crushed concrete 
and asphalt. 
 
Based on the size of the Project (57,900 sf) and the United States Environmental Protection Agency’s 
(US EPA) construction waste generation factor of 4.34 pounds per sf (lbs/sf) for non-residential uses, 
approximately 437.3 tons of waste is calculated to be generated during the Project’s construction phase 
([57,900 sf x 4.34 lbs/sf]/2,000 lbs/ton = 125.6 tons) (EPA, 2009, p. 10).  California Assembly Bill 939 
(AB 939) requires that a minimum of 50% of all solid waste be diverted from landfills (by recycling, 
reusing, and other waste reduction strategies); therefore, the Project is estimated to generate 
approximately 62.8 tons during its construction phase.  The Project’s construction phase is anticipated 
to last for approximately 220 days; therefore, the Project is calculated to generate approximately 0.29 
tons of solid waste per day requiring landfill during its construction phase. 
 
The Project’s non-recyclable construction waste generated by the Project would be disposed of at 1 of 
the 3 landfills as described above.  The Project’s estimated total construction solid waste would represent 
approximately 0.8 percent of the daily tpd at Olinda Alpha Landfill, 0.5 percent at the Frank R. 
Bowerman Landfill, and 1.57 percent at the Prima Deshecha Landfill.  As previously stated, the Olinda 
Alpha Landfill has a closure date of December 31, 2021, and the Project’s construction is anticipated to 
be completed by 2022. Although the Olinda Alpha Landfill will be closed during a portion of the 
Project’s construction phase, the Frank R. Bowerman and Pima Deshecha Landfill will be open during 
the Project’s entire construction phase.  These 2 landfills have sufficient daily capacity to accept solid 
waste generated by the Project’s construction phase.  Impacts would be less than significant. 
 
Operational Impact Analysis 
 
Based on a daily waste generation factor of 1.42 lbs of waste per 100 sf of industrial building obtained 
from CalRecycle, long-term, on-going operation of the Project would generate up to approximately 0.20 
tons ([57,900 sf x {1.42 lbs/100sf}]/2,000 lbs/ton= 0.20 tons) of solid waste per day (CalRecycle, 2006).  
.  Implementation of the Project would result in an approximately 0.20-ton net increase in solid waste 
generation.  It should be noted that by the time the Project is operational, the Olinda Alpha Landfill will 
be closed; however, the Frank R. Bowerman Landfill and Prima Deshecha Landfill are anticipated to be 
open during the lifetime of the Project.   Although the implementation of the Project would increase the 
amount of solid waste generated at the Project site, the Project’s projected solid waste would be below 
the Frank R. Bowerman and Prima Deshecha Landfill daily disposal volume.  Additionally, according 
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to AB 939, at least 50 percent of the Project’s solid waste is required to be diverted from landfills; 
therefore, the Project would generate approximately 0.10 tons of solid waste per day requiring landfilling 
(0.20 tons per day x 50% = 0.10 tons per day). 
 
The non-recyclable solid waste generated during the long-term operation of the Project would be 
disposed at 1 of the 2 landfills described above.  The Project’s estimated solid waste is well below the 
maximum daily capacities of any of the 2 landfills.  The Project is not anticipated to cause these landfills 
to exceed their maximum daily permitted solid waste amounts.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
 
e) Comply with federal, state, and local management and reduction statutes and regulations related 

to solid wastes? 
 
Significance Determination:  Less than Significant Impact 
 
AB 939 requires that local jurisdictions divert at least 50 percent of all solid waste generated by January 
1, 2000.  SB 2202 clarified that local governments shall continue to diver 50 percent of all solid waste 
on and after January 1, 2000.  SB 1016 introduced a per capita disposal measurement system that 
measures the 50 percent diversion requirement using a disposal measurement equivalent.  For the 2017 
reporting year, the City’s per employee disposal rate was 7.10 lbs/person/day, which is less than the 
City’s Disposal Rate Target of 14.4 lbs/person/day. 
 
Additionally, in accordance with the California Solid Waste Reuse and Recycling Act of 1991 (Cal Pub 
Res. Code Section 42911), the Project is required to provide adequate areas for collecting and loading 
recyclable materials where solid waste is collected.  The collection areas are required to be shown on 
construction drawings and be in place before occupancy permits are issued.    Additionally, in compliance 
with AB 341 (Mandatory Commercial Recycling Program), the future occupant of the Project would be 
required to arrange for recycling services, if the occupant generates four (4) or more cubic yards of solid 
waste per week.  The implementation of these mandatory requirements would reduce the amount of solid 
waste generated by the Project and diverted to landfills, which in turn will aid in the extension of the life 
of affected disposal sites.  The Project would be required to comply with all applicable solid waste 
statutes and regulations.  Impacts would be less than significant. 
 
Mitigation Measures:  Mitigation measures are not required. 
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20. WILDFIRE. 
 
If located in or near state responsibility areas or lands classified as 
very high fire hazard severity zones, would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

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

    

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

    

 

Impact Analysis: 
 
If located in or near state responsibility areas or lands classified as very high fire hazard severity zones, 
would the project: 
 
a) Substantially impair an adopted emergency response plan or emergency evacuation plan? 
 
b) Due to slope prevailing winds, and other factors, exacerbate wildfire risks, and thereby expose 

project occupants to, pollutant concentrations from a wildfire or the uncontrolled spread of a 
wildfire? 

 
c) Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks, 

emergency water sources, power lines or other utilities) that may exacerbate fire risk or that may 
result in temporary or ongoing impacts to the environment? 

 
d) Expose people or structures to significant risks, including downslope or downstream flooding or 

landslides, as a result of runoff, post-fire slope instability, or drainage changes? 
 
Significance Determination:  No Impact 
 
The State Responsibility Area (SRA) is the land where the State of California is financially responsible 
for the preservation and suppression of wildfires.  The SRA does not include lands within city boundaries 
or in federal ownership; therefore, the Project site does not have the potential to be in an SRA.  Based 
on the review of Figure PS-1, Environmental and Natural Hazard Policy Map, of the City’s General 
Plan Public Safety Element, the Project site is not within a Very High Fire Hazard Severity Zone 
(VHFHSZ) (Orange, 2010b).  Additionally, according to CalFire, the Project site is not within a 
VHFHSZ (CalFire, 2011).  As such, no impacts related to wildfire would occur. 
 
Mitigation Measures:  Mitigation measures are not required. 
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21. MANDATORY FINDINGS OF SIGNIFICANCE. 
Potentially 
Significant 

Impact 

Less than 
Significant 

with 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

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

    

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

    

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

    

 

Impact Analysis:  
 

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

 
Significance Determination:  Less than Significant Impact with Mitigation Incorporated 
 
The Project site is within an urbanized area of the City of Orange.  The Project site is fully developed 
with a manufacturing facility and is void of any suitable habitat for rare, endangered, or threatened plants 
and animal species.  Because there is available nesting habitat within the ornamental trees along the 
Project site’s frontage, the Project has the potential to result in impacts to nesting birds protected by the 
MBTA.  As such MM BIO-1 is incorporated to minimize potential impacts to nesting birds. 
 
As indicated in the Cultural Resources section of this IS/MND, the Project site is not included on the 
National Register of Historic Places, California Register of Historical Resources, or a local register of 
historical resources, nor is it eligible for listing.  Therefore, there would be no impact on historical 
resources resulting from Project implementation.  However, while unlikely, the presence of subsurface 
archaeological resources on the Project site remains possible, and these resources could be affected by 
ground-disturbing activities associated with grading and construction at the site.  It is possible that 
subsurface disturbance would occur at levels not previously disturbed.  The Project would implement 
MM CUL-1, which provides direction for the proper recordation of previously undiscovered 
archaeological resources, should they be found during Project construction activities.  Additionally, the 
Project site is in an area with high paleontological sensitivity.  Notwithstanding this conclusion, based 
on the results of Native American consultation pursuant to AB 52, the City is requiring monitoring of 
ground-disturbing activities to ensure there are no impacts to tribal cultural resources or Native American 
human remains in the event they are encountered during construction (refer to MM TCR-1 in the Tribal 
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Cultural Resources section).  Potential impacts to paleontological resources, if encountered during 
construction, would be less than significant with implementation of MM GEO-1 
 
b) Does the project have impacts that are individually limited, but cumulatively considerable?  

(“Cumulatively considerable” means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current projects, 
and the effects of probable future projects?) 

 
Significance Determination:  Less than Significant Impact with Mitigation Incorporated 
 
As identified through the analysis presented in this IS/MND, with the implementation of Project-specific 
MMs, the Project would have no impact or less than significant impacts related to each topical issue.  
For example, the Project’s maximum daily construction and operational emissions would not exceed 
South Coast AQMD’s regional thresholds or LSTs.  Therefore, the Project’s construction emissions 
would not result in a cumulatively considerable net contribution to the exiting cumulative air quality 
impacts.  Furthermore, all construction activities would be required to comply with South Coast AQMD 
rules and regulations, including Rule 403, to minimize fugitive PM dust emissions. 
 
The Project would require MMs to reduce potential temporary construction-related impacts.  MMs would 
protect potential nesting birds and discovery of unknown artifacts during grading.  All other 
environmental impacts were determined to be less than significant.  Impacts associated with the Project 
would not result in cumulatively-considerable impacts when added to the impacts of other Projects 
planned or proposed in the vicinity of the site. Cumulative impacts would be less than significant. 
 
c) Does the project have environmental effects which will cause substantial adverse effects on 

human beings, either directly or indirectly? 
 
Significance Determination:  Less than Significant Impact with Mitigation Incorporated 
 
As discussed throughout this IS/MND, the Project’s potential impacts were evaluated with respect to 20 
environmental topical areas.  Project specific MMs were required to reduce temporary construction-
related impacts related to biological resources, cultural resources, paleontological resources, and tribal 
cultural resources.  As discussed, there is a potential for the Project site to contain impacted soil or other 
subsurface features (pits, sumps, clarifies, or USTs) that may need to be appropriately and expeditiously 
managed due to additional agency oversight and/or any permitting necessary to properly abandon such 
features.  In order to ensure public and worker safety, an SMP was prepared (Appendix F.3) to provide 
procedures for efficiently managing potentially-impacted soils and/or USTs during site preparation 
activities.  Implementation of MM HAZ-1 would ensure compliance with the SMP, which would reduce 
potential impacts related to routine transport, use, or disposal of contaminated or potentially 
contaminated soils to less than significant. Therefore, with implementation of standard conditions and 
mitigation measures, the proposed project would not result in environmental impacts that would cause 
substantial adverse effects on human beings. 
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5.0 MITIGATION MONITORING AND REPORTING PROGRAM  
 
PROJECT NAME: 534 STRUCK AVENUE PROJECT 
PROJECT LOCATION: 534 STRUCK AVENUE, ORANGE, CA  
PROJECT DESCRIPTION: The Project entails the demolition of the site’s existing 40,000 sf manufacturing facility and associated 
structures to redevelop the site with an approximately 57,900 sf building with associated parking and improvements. 
 
LEAD AGENCY: CITY OF ORANGE 
CONTACT PERSON/TELEPHONE NO.: ROBERT GARCIA, SENIOR PLANNER (714) 744-7231 
 
APPLICANT: PROLOGIS 
CONTACT PERSON/TELEPHONE NO.: JOHN CARTER, DIRECTOR OF CONSTRUCTION 7 DEVELOPMENT (562) 345-9237 
 
 
 

No. 

 
 

Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 

Monitoring 

 
Verification of Compliance 

 
Initials 

 
Date 

 
Remarks 

Aesthetics 
The Project would not result in significant adverse impacts 
related to aesthetics. No mitigation is required. 

     

Agriculture and Forestry Resources 
The Project would not result in significant adverse impacts 
related to agriculture and forest resources. No mitigation is 
required. 

     

Air Quality 

The Project would not result in significant adverse impacts 
related to air quality. No mitigation is required. 

     

Biological Resources 
BIO-1 In the event that vegetation and tree removal should 

occur between January 15 and September 15, the 
Project Applicant shall retain a qualified biologist to 
conduct a nesting bird survey no more than 3 days 
prior to commencement of construction activities.  
The biologist conducting the clearance survey shall 

Prior to 
vegetation/tree 
removal; Project 
Applicant 

Prior to the 
commencement of 
construction 
activities and the 
issuance of any 
permit; City of 
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No. 

 
 

Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 

Monitoring 

 
Verification of Compliance 

 
Initials 

 
Date 

 
Remarks 

document the negative results if no active bird nests 
are observed on the Project site or within the vicinity 
during the clearance survey with a brief letter report, 
submitted to the City of Orange Community 
Development Department prior to construction, 
indicating that no impacts to active bird nests would 
occur before construction can proceed.  If an active 
avian nest is discovered during the pre-construction 
clearance survey, construction activities shall stay 
outside of a 200-foot buffer around the active nest.  
For listed and raptor species, this buffer shall be 500-
feet.  A biological monitor shall be present to 
delineate the boundaries of the buffer area and to 
monitor the active nest to ensure that nesting behavior 
is not adversely affected by the construction activity.  
Prior to the commencement of construction activities 
and the issuance of any permits, results of the pre-
construction survey and any subsequent monitoring 
shall be provided to the City of Orange Community 
Development Department. 

 

Orange Director of 
Community 
Development 

Cultural Resources 
CUL-1 In the event a potentially significant cultural resource 

is encountered during subsurface earthwork activities, 
all construction activities within a 100-foot radius of 
the find shall cease and workers should avoid altering 
the materials until a qualified archaeologist who 
meets the Secretary of Interior’s Professional 
Qualification Standards for archaeology has 
evaluated the resource.  The Applicant shall include a 
standard inadvertent discovery clause in every 
construction contract to inform contractors of this 
requirement.  Any previously undiscovered resource 

During subsurface 
earthwork activities; 
Project Applicant 

During subsurface 
earthwork activities; 
City of Orange 
Director of 
Community 
Development 
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No. 

 
 

Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 

Monitoring 

 
Verification of Compliance 

 
Initials 

 
Date 

 
Remarks 

found during construction-related activities shall be 
recorded on the appropriate Department of Parks and 
Recreation (DPR) forms and evaluated for 
significance in terms of CEQA criteria by a qualified 
archaeologist.  Potentially significant cultural 
resources consist of but are not limited to stone, bone, 
glass, ceramics, wood, or shell artifacts, or features 
including hearths, structural remains, or historic 
dumpsites.  If the resource is determined to be 
significant under CEQA Guidelines Section 15064.5, 
the qualified archaeologist shall prepare and 
implement a research design and archeological data 
recovery plan that will capture those categories of 
data for which the site is significant in accordance 
with Section 15064.5 of the State CEQA Guidelines.  
The archaeologist shall also perform appropriate 
technical analyses, prepare a comprehensive report 
complete with methods, results, and 
recommendations, and provide for the permanent 
curation or repatriation of the recovered resources in 
cooperation with the designated most likely 
descendant as needed.  The report shall be submitted 
to the City of Orange, the South-Central Coastal 
Information Center, and the State Historic 
Preservation Office, if required. 

Energy 
The Project would not result in significant adverse impacts 
related to energy. No mitigation is required. 

     

Geology and Soils 
GEO-1 Prior to the issuance of a grading permit, the 

Applicant shall provide written evidence to the 
Community Development Department that the 
Applicant has retained a qualified paleontologist to 

Prior to the issuance 
of a grading permit; 
Project Applicant 

Prior to the issuance 
of a grading permit; 
City of Orange 
Director of 
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No. 

 
 

Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 

Monitoring 

 
Verification of Compliance 

 
Initials 

 
Date 

 
Remarks 

respond on an as-needed basis to address 
unanticipated paleontological discoveries. 

 
In the event that paleontological resources are 
encountered during ground-disturbing activities, all 
construction activities within 100 foot vicinity of the 
find shall halt until the qualified paleontologist 
identifies the paleontological significance of the find. 
If determined to be significant, the fossil shall be 
collected and prepared to the point of identification, 
identified to the lowest taxonomic level possible, 
cataloged, and curated into the permanent collections 
of a museum repository.  At the conclusion of 
curation, a report of findings shall be prepared to 
document the results of the monitoring program.  
Construction shall not resume within the vicinity until 
the site paleontologist states in writing that the 
proposed construction activities would not 
significantly damage paleontological resources. 

Community 
Development 

Greenhouse Gas Emissions 
The Project would not result in significant adverse impacts 
related to greenhouse gas emissions. No mitigation is required. 

     

Hazards and Hazardous Materials 
HAZ-1 The Project Contractor shall adhere to the protocols 

and performance standards stipulated in the SMP 
(Appendix F.3). Contractors working at the site 
follow all applicable Cal/OSHA regulations for 
construction safety. A Completion Report shall be 
prepared at the conclusion of grading activities. The 
report shall document field monitoring activities 
and visual observations made during 
grading/excavations, as well as soil sampling 
locations and results. The report shall include a 

During construction; 
Project Contractor  

Prior to issuance of 
building permits; 
City of Orange 
Director of 
Community 
Development 
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No. 

 
 

Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 

Monitoring 

 
Verification of Compliance 

 
Initials 

 
Date 

 
Remarks 

description of the location of impacted soil 
encountered, actions taken to characterize and 
mitigate impacts, confirmation soil sampling 
results, and disposition of any excavated soil. In 
addition, the report shall include a description of 
encountered subsurface structures and steps to 
remove and close such structures. The report shall 
be reviewed and approved by the City of Orange 
Community Development Director, prior to 
issuance of building permits. 

Hydrology and Water Quality 
The Project would not result in significant adverse impacts 
related to hydrology and water quality. No mitigation is 
required. 

     

Land Use and Planning 
The Project would not result in significant adverse impacts 
related to land use and planning. No mitigation is required. 

     

Mineral Resources 
The Project would not result in significant adverse impacts 
related to mineral resources. No mitigation is required. 

     

Noise 
The Project would not result in significant adverse impacts 
related to noise. No mitigation is required. 

     

Population and Housing 
The Project would not result in significant adverse impacts 
related to population and housing. No mitigation is required. 

     

Public Services 
The Project would not result in significant adverse impacts 
related to public services. No mitigation is required. 

     

Recreation 
The Project would not result in significant adverse impacts 
related to recreation. No mitigation is required. 
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No. 

 
 

Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 

Monitoring 

 
Verification of Compliance 

 
Initials 

 
Date 

 
Remarks 

Transportation 
The Project would not result in significant adverse impacts 
related to transportation. No mitigation is required. 

     

Tribal Cultural Resources 
TCR-1 Prior to the commencement of any ground 

disturbing activity at the project site, the Project 
Applicant shall retain a Native American Monitor 
approved by the Gabrieleno Band of Mission 
Indians-Kizh Nation – the tribe that consulted on 
this project pursuant to Assembly Bill A52 (the 
“Tribe” or the “Consulting Tribe”). A copy of the 
executed contract shall be submitted to the City of 
Orange Planning and Building Department prior to 
the issuance of any permit necessary to commence a 
ground-disturbing activity. The Tribal monitor will 
only be present on-site during the construction 
phases that involve ground-disturbing activities into 
areas of undisturbed soils. Ground disturbing 
activities are defined by the Tribe as activities that 
may include, but are not limited to, pavement 
removal, potholing or auguring, grubbing, tree 
removals, boring, grading, excavation, drilling, and 
trenching, within the Project Site. The Tribal 
Monitor will complete daily monitoring logs that 
will provide descriptions of the day’s activities, 
including construction activities, locations, soil, and 
any cultural materials identified. The on-site 
monitoring shall end when all ground-disturbing 
activities on the Project Site are completed, or when 
the Tribal Representatives and Tribal Monitor have 
indicated that all upcoming ground-disturbing 
activities at the Project Site have little to no 
potential for impacting Tribal Cultural Resources.  

Prior to the 
commencement of 
any ground disturbing 
activity; Project 
Applicant 

Prior to issuance of 
any permits 
necessary to 
commence a ground-
disturbing activity; 
City of Orange 
Director of 
Community 
Development 
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No. 

 
 

Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 

Monitoring 

 
Verification of Compliance 

 
Initials 

 
Date 

 
Remarks 

Upon discovery of any Tribal Cultural Resources, 
construction activities shall cease in the immediate 
vicinity of the find (not less than the surrounding 
100 feet) until the find can be assessed. All Tribal 
Cultural Resources unearthed by project activities 
shall be evaluated by the qualified archaeologist and 
Tribal monitor approved by the Consulting Tribe. If 
the resources are Native American in origin, the 
Consulting Tribe will retain it/them in the form 
and/or manner the Tribe deems appropriate, for 
educational, cultural and/or historic purposes. If 
human remains and/or grave goods are discovered or 
recognized at the Project Site, all ground disturbance 
shall immediately cease, and the county coroner 
shall be notified per Public Resources Code Section 
5097.98, and Health & Safety Code Section 7050.5. 
Human remains and grave/burial goods shall be 
treated alike per California Public Resources Code 
section 5097.98(d)(1) and (2). Work may continue 
on other parts of the Project Site while evaluation 
and, if necessary, mitigation takes place (CEQA 
Guidelines Section 15064.5[f]). If a non-Native 
American resource is determined by the qualified 
archaeologist to constitute a “historical resource” or 
“unique archaeological resource,” time allotment 
and funding sufficient to allow for implementation 
of avoidance measures, or appropriate mitigation, 
must be available. The treatment plan established for 
the resources shall be in accordance with CEQA 
Guidelines Section 15064.5(f) for historical 
resources and PRC Sections 21083.2(b) for unique 
archaeological resources. 
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Mitigation Measure 

 
Time Frame and 
Responsible  Party 

for 
Implementation 

 
Time Frame and 

Responsible 
Party for 
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Initials 

 
Date 

 
Remarks 

Wildfire 
The Project would not result in significant adverse impacts 
related to wildfire. No mitigation is required. 
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6.0 APPENDICES 
 
Appendix A.1 Urban Crossroads, Inc. 2021. Air Quality Impact Analysis. March 31, 2021 
 
Appendix A.2 Urban Crossroads, Inc. 2021. 534 Struck Avenue Mobile Source Health Risk 

Assessment City of Orange. March 31, 2021. 
 
Appendix B Duke Cultural Resources Management. 2020. Cultural and Paleontological 

Resource Letter Report for the 534 Struck Avenue Project, City of Orange, 
Orange County, California. April 30, 2021.  

 
Appendix C Urban Crossroads, Inc. 2021. 534 Struck Avenue Energy Analysis City of Orange. 

March 31, 2021. 
 
Appendix D GeoTek, Inc. 2020. Geotechnical and Infiltration Evaluation Proposed Warehouse 

Facility 534 Struck Avenue, Orange, Orange County, California. March 31, 2020. 
 
Appendix E Urban Crossroads, Inc. 2021. 534 Struck Avenue Greenhouse Gas Analysis City 

of Orange. March3, 2021. 
 
Appendix F.1 GeoTek, Inc. 2020. Phase I Environmental Site Assessment Assessor’s Parcel 

Number (APN) 375-331-04 534 Struck Avenue, Orange, Orange County, 
California. March 31, 2020. 

 
Appendix F.2 GeoTek, Inc. 2020. Limited Phase II Environmental Site Assessment, 534 West 

Struck Avenue, Orange, Orange County, California 92867. June 20, 2020. 
 
Appendix F.3 Ramboll US Corporation. 2020. Soil Management Plan, Proposed Industrial 

Development, 534 West Struck Avenue, Orange, California. August 12, 2020. 
 
Appendix G.1 Albert A. Webb Associates. 2021a. Priority Water Quality Management Plan For 

534 Struck Ave Redevelopment Project. February 2021. 
 
Appendix G.2 Albert A. Webb Associates. 2021b. 534 W. Struck Avenue Redevelopment 

Project Orange, California Preliminary Drainage Study. February 2021. 
 
Appendix H Urban Crossroads, Inc. 2021. 534 Struck Avenue Noise Impact Analysis City of 

Orange. March 24, 2021. 
 
Appendix I.1 Urban Crossroads, Inc. 2021. 534 Struck Avenue Traffic Assessment. March 10, 

2021. 
 
Appendix I.2 Urban Crossroads, Inc. 2021. 534 Struck Avenue Vehicle Miles Travelled (VMT) 

Assessment. March 12, 2021. 
 

215



216



Agenda Item

Design Review Committee

Item #: 4.3. 11/3/2021 File #: 21-0564

TO: Chair and Members of the Design Review Committee

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Kelly Ribuffo, Associate Planner - Historic Preservation

1. SUBJECT
Design Review No. 5023-21, Chipotle Mexican Grille, 112 E. Maple Avenue

2. SUMMARY
Final determination by the Design Review Committee.

The applicant proposes tenant improvements for an existing restaurant space, including new exterior
signage and creation of outdoor patio seating in an existing parking area. The property is a
contributing resource within the Plaza Historic District.

3. BACKGROUND INFORMATION
Applicant: AO Architects

Owner: KMapleJ

Property Location: 112 E. Maple Avenue

General Plan Designation: Old Towne Mixed Use -15 (OTMIX-15)

Zoning Classification: Old Towne Mixed Use -15 (OTMU-15)

Existing Development: 2,382 square foot restaurant tenant space and
adjacent parking lot

Associated Application: Minor Site Plan No. 1035-21

Previous DRC Project Review: None

4. PROJECT DESCRIPTION
The applicant proposes tenant improvements with exterior alterations to an existing restaurant space
for a new Chipotle Mexican Grille. Design features of the proposed project include:

· Installation of new neon channel letter wall signs on the north and east elevations.

· Removal of an existing roll-up door on the east elevation and installation of new service
entrance.

· Removal of one window on the east elevation to create a new pedestrian pickup window with
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Item #: 4.3. 11/3/2021 File #: 21-0564

metal awning and sign.

· Removal of four existing parking spaces along the east side of the building and creation of a
new approximately 500 square foot outdoor dining patio with landscape buffer.

Detailed plans are included as Attachment 3 of this report. The proposed project meets the
development requirements for the OTMU-15 zoning district.

5. EXISTING SITE
The project property is a contributing resource to the National Register-listed Plaza Historic District.
The single-story commercial building was constructed c. 1912. The building is currently divided into
two tenant suites, addressed 177 N. Glassell Street and 113 E. Maple Avenue. The façade of 177 N.
Glassell Street was restored to its historic appearance in 2008 (Building Permit #0708-184). The
balance of the building, including the portion included in the proposed project, has been altered
heavily since the period of significance of the historic district, including the application of cement
plaster and replacement of storefronts, and the current façade is not considered a contributing
historic element of the building.

The property includes four parking spaces on the east side of the building, located on private
property adjacent to a City-owned parking lot.

6. EXISTING AREA CONTEXT
The subject property is located on the south side of E. Maple Avenue, east of the intersection of
Maple Avenue and N. Glassell Street in the Old Towne Historic District. The property is located at the
eastern edge of the N. Glassell Street commercial corridor in an area of transition between
commercial, institutional, and residential uses.

North: Mixed-use commercial restaurant, office, single and multi-family residential uses
(OTMU-15, OTMU-15S, R-1-6)

East: City-owned parking lot, church institutional uses including daycare (OTMU-15)

South: Mixed-use commercial uses (OTMU-15)

West: Mixed-use commercial and church institutional uses (OTMU-15)

7. ANALYSIS AND STATEMENT OF THE ISSUES
Issue 1 Wall Signage:
The applicant has proposed new wall and awning signage on the north and east elevations of the
building. All signs as proposed meet the size and material requirements for signage as set forth in the
Historic Preservation Design Standards for Old Towne (Design Standards).

However, staff has concerns about the proposed “Chipotle” neon channel letter sign on the east
elevation. The Design Standards discourage oversized signs and state that the proportions of the
building should guide sign size. It is the opinion of staff that the proposed sign is not proportional to
the size of the elevation and not consistent with the size of other signs along the parking lot facing
elevation of buildings along N. Glassell Street. Signs facing the parking lot have customarily treated
secondary, with smaller signs that indicate that service or secondary business entrances.
Furthermore, the character of the sign is inconsistent with that of the other parking lot facing signs in
its form and manner of illumination. It is the opinion of staff that having a sign the same dimensions
as the sign facing E. Maple Avenue is not consistent with this precedent and is not compatible with
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Item #: 4.3. 11/3/2021 File #: 21-0564

the historic configuration of primary and secondary elevations.

In addition, the sign would be facing down E. Maple Avenue. Maple Avenue is primarily a residential
street, not a commercial corridor, with a mix of residential and institutional uses running east.
Therefore, having a large sign facing east down Maple Avenue is not appropriate and may create a
nuisance for adjacent residential and hotel (under construction) properties.

Staff recommends that the maximum size of the east elevation sign be reduced to no more than 20
square feet, with lettering no taller than eighteen inches, to reflect the secondary nature of the façade
and conform to signage precedent for other buildings along Glassell Street. Staff also seeks direction
from the Design Review Committee on the general appropriateness of a neon sign on the east
elevation.

Issue 2. Outdoor Dining Patio

The applicant proposes to remove four parking spaces on the east side of the property to create a
new outdoor dining patio. These spaces are located on private property but are accessed through the
adjacent city-owned public parking lot.

Outdoor dining is encouraged in the Design Standards as a means to promote pedestrian activity in
the historic downtown core. It is the opinion of staff that the design and materials of the patio and
landscaping are compatible with the building and historic district. In addition, the plants have been
chosen that reflect the residential character of E. Maple Avenue.

8. ADVISORY BOARD RECOMMENDATION
The inter-departmental staff review committee (SMART) reviewed the application on February 17,
2021, April 14, 2021, and August 11, 2021, and recommended approval of the project to the Design
Review Committee on September 29, 2021, subject to the conditions of approval included in
Attachment 5.

9. PUBLIC NOTICE
None.

10. ENVIRONMENTAL REVIEW
Categorical Exemption: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per the following State CEQA Guidelines Section 15301
(Class 1 - Existing Facilities) because the project consists of alterations to an existing commercial
restaurant space in an urbanized area. No public review is required.

11. STAFF RECOMMENDATION AND REQUIRED FINDINGS
Findings for DRC applications come from four sources:

· The Orange Municipal Code

· The Infill Residential Design Guidelines

· The Historic Preservation Design Standards for Old Towne (commonly referred to the Old
Towne Design Standards or OTDS)

· Orange Eichler Design Standards (or OEDS)

The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC approve the project with
recommended conditions.
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· In the Old Towne Historic District, the proposed work conforms to the prescriptive standards
and design criteria referenced and/or recommended by the DRC or other reviewing body for
the project (OMC 17.10.070.G.1).

As conditioned, the project complies with the Design Standards for Old Towne. The project
involves minor exterior alterations, including new signage, that do not alter historic fabric or
features of the building. The addition of new wall signs, as conditioned, is in keeping with the
Design Standards and does not create a negative effect on adjacent residential and
institutional properties. Furthermore, the project maintains the existing development pattern of
the site by continuing to use the property for a commercial purpose, with a minimal extension
of patio area into an existing private parking area. Outdoor dining is encouraged in the Design
Standards as a means to promote pedestrian activity in the historic downtown core. The
design and materials of the patio and landscaping are compatible with the building and historic
district.

· In any National Register Historic District, the proposed work complies with the Secretary of the
Interior’s standards and guidelines (OMC 17.10.07.G.2).

The subject property is a contributing resource to the National Register-listed Plaza Historic
District. The project involves minor exterior alterations, including new signage, to a non-
historic façade of the building. These alterations do not detract from the historic character of
the building façade facing N. Glassell Street, as the elevation faces a different street and there
is a separation of space along the façade between the restored façade and the altered façade.
Addition of new wall signs, as conditioned, is in keeping with the Design Standards and does
not create a negative effect on adjacent residential, planned hotel, and institutional properties.

The project was also evaluated based on its potential to affect the setting of the streetscape
along E. Maple Avenue. The proposed project does not adversely affect the integrity of the
historic character of the Plaza Historic District. The project maintains the existing development
pattern of the site by continuing to use the property for a commercial purpose, with a minimal
extension of patio area into an existing private parking area.

· The project design upholds community aesthetics through the use of an internally consistent,
integrated design theme and is consistent with all adopted specific plans, applicable design
standards, and their required findings (OMC 17.10.07.G.3).

The project is internally consistent with an integrated design theme. Minimal alterations are
proposed to the exterior of the building that are in keeping with the existing appearance of the
building and do not alter historic fabric or features of the building.

The project maintains the existing development pattern of the site by continuing to use the
property for a commercial purpose, with a minimal extension of patio area into an existing
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property for a commercial purpose, with a minimal extension of patio area into an existing
private parking area. Outdoor dining is encouraged in the Design Standards as a mean to
promote pedestrian activity in the historic downtown core.

Required findings for Minor Site Plan Review approval are as follows:

· That the project design is compatible with surrounding development and neighborhoods (OMC
17.10.060.H.1).

The project meets the findings for design compatibility as outlined in the findings of fact for
Design Review per OMC 17.20.070.G.

· That the project conforms to City development standards and any applicable special design
guidelines or specific plan requirements (OMC 17.10.060.H.2).

The project meets all development standards for the OMTU-15 zone and, as conditioned,
meets all design requirements in the Old Towne Design Standards.

· That the project provides for safe and adequate vehicular and pedestrian circulation, both on-
and off-site (OMC 17.10.060.H.3).

The project site has existing pedestrian and vehicular access to E. Maple Avenue and to the
City-owned parking lot at the southwest corner of E. Maple Avenue and N. Orange Street.
Access will not be altered by the approval of this project.

· That City services are available and adequate to serve the project (OMC 17.10.060.H.4).

The project as adequate access to all utilities and public safety services.

· That the project has been designed to fully mitigate or substantially minimize adverse
environmental effects (OMC 17.10.060.H.5).

The project is categorically exemption from the provisions of CEQA.

12. CONDITIONS
The approval of this project is subject to the following conditions:

1. This project is approved as a precise plan. All work shall conform in substance and be
maintained in general conformance with the plans included as Attachment 3 (date stamped
October 27, 2021) of this report, including modifications required by the conditions of approval,
and as recommended for approval by the Design Review Committee. Any changes from the
approved plans shall be subject to subsequent review and approval by the Design Review
Committee.

2. After any application has been approved, if changes are proposed regarding the location or
alteration of any use or structure, a changed plan may be submitted to the Community
Development Director for approval. If the Community Development Director determines that
the proposed change complies with the provisions and the spirit and intent of the approval
action, and that the action would have been the same for the changed plan as for the
approved plan, the Community Development Director may approve the changed plan without
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requiring a new public meeting.

3. The wall-mounted channel letter sign on the east elevation shall be reduced in size to no more
than 20 square feet in area, with lettering no taller than 18 inches in height.

4. The color temperature of exposed neon lights shall be equal to or less than 3000k.

5. Prior to building permit issuance, the applicant shall pay required in-lieu parking fees for the
removal of four private parking spaces for creation of the new outdoor dining patio.

6. All conditions of approval recommended by the SMART inter-departmental staff review team
shall be adopted as part of the approval of the project.

7. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents and
employees from any and all liability or claims that may be brought against the City arising out
of its approval of this permit, save and except that caused by the City’s active negligence.

8. The final approved conditions of approval shall be reprinted on the first or second page of the
construction documents when submitting to the Building Division for the plan check process.

9. Construction permits shall be obtained for all future construction work, as required by the City
of Orange Building Division. Failure to obtain the required building permits will be cause for
revocation of this permit.

10. If not utilized, project approval expires 24 months from the approval date. Extensions of time
may be granted in accordance with OMC Section 17.08.060.

13. ATTACHMENTS
· Attachment 1 - Vicinity Map

· Attachment 2 - Letter of Explanation

· Attachment 3 - Architectural Plan Set date stamped 10/27/2021

· Attachment 4 - DPR Form for 112 E. Maple Avenue

· Attachment 5 - SMART Recommended Conditions of Approval
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Agenda Item

Design Review Committee

Item #: 4.3. 11/3/2021 File #: 21-0564

TO: Chair and Members of the Design Review Committee

THRU: Anna Pehoushek, Assistant Community Development Director

FROM: Kelly Ribuffo, Associate Planner - Historic Preservation

1. SUBJECT
Design Review No. 5023-21, Chipotle Mexican Grille, 112 E. Maple Avenue

2. SUMMARY
Final determination by the Design Review Committee.

The applicant proposes tenant improvements for an existing restaurant space, including new exterior
signage and creation of outdoor patio seating in an existing parking area. The property is a
contributing resource within the Plaza Historic District.

3. BACKGROUND INFORMATION
Applicant: AO Architects

Owner: KMapleJ

Property Location: 112 E. Maple Avenue

General Plan Designation: Old Towne Mixed Use -15 (OTMIX-15)

Zoning Classification: Old Towne Mixed Use -15 (OTMU-15)

Existing Development: 2,382 square foot restaurant tenant space and
adjacent parking lot

Associated Application: Minor Site Plan No. 1035-21

Previous DRC Project Review: None

4. PROJECT DESCRIPTION
The applicant proposes tenant improvements with exterior alterations to an existing restaurant space
for a new Chipotle Mexican Grille. Design features of the proposed project include:

· Installation of new neon channel letter wall signs on the north and east elevations.

· Removal of an existing roll-up door on the east elevation and installation of new service
entrance.

· Removal of one window on the east elevation to create a new pedestrian pickup window with
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metal awning and sign.

· Removal of four existing parking spaces along the east side of the building and creation of a
new approximately 500 square foot outdoor dining patio with landscape buffer.

Detailed plans are included as Attachment 3 of this report. The proposed project meets the
development requirements for the OTMU-15 zoning district.

5. EXISTING SITE
The project property is a contributing resource to the National Register-listed Plaza Historic District.
The single-story commercial building was constructed c. 1912. The building is currently divided into
two tenant suites, addressed 177 N. Glassell Street and 113 E. Maple Avenue. The façade of 177 N.
Glassell Street was restored to its historic appearance in 2008 (Building Permit #0708-184). The
balance of the building, including the portion included in the proposed project, has been altered
heavily since the period of significance of the historic district, including the application of cement
plaster and replacement of storefronts, and the current façade is not considered a contributing
historic element of the building.

The property includes four parking spaces on the east side of the building, located on private
property adjacent to a City-owned parking lot.

6. EXISTING AREA CONTEXT
The subject property is located on the south side of E. Maple Avenue, east of the intersection of
Maple Avenue and N. Glassell Street in the Old Towne Historic District. The property is located at the
eastern edge of the N. Glassell Street commercial corridor in an area of transition between
commercial, institutional, and residential uses.

North: Mixed-use commercial restaurant, office, single and multi-family residential uses
(OTMU-15, OTMU-15S, R-1-6)

East: City-owned parking lot, church institutional uses including daycare (OTMU-15)

South: Mixed-use commercial uses (OTMU-15)

West: Mixed-use commercial and church institutional uses (OTMU-15)

7. ANALYSIS AND STATEMENT OF THE ISSUES
Issue 1 Wall Signage:
The applicant has proposed new wall and awning signage on the north and east elevations of the
building. All signs as proposed meet the size and material requirements for signage as set forth in the
Historic Preservation Design Standards for Old Towne (Design Standards).

However, staff has concerns about the proposed “Chipotle” neon channel letter sign on the east
elevation. The Design Standards discourage oversized signs and state that the proportions of the
building should guide sign size. It is the opinion of staff that the proposed sign is not proportional to
the size of the elevation and not consistent with the size of other signs along the parking lot facing
elevation of buildings along N. Glassell Street. Signs facing the parking lot have customarily treated
secondary, with smaller signs that indicate that service or secondary business entrances.
Furthermore, the character of the sign is inconsistent with that of the other parking lot facing signs in
its form and manner of illumination. It is the opinion of staff that having a sign the same dimensions
as the sign facing E. Maple Avenue is not consistent with this precedent and is not compatible with
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the historic configuration of primary and secondary elevations.

In addition, the sign would be facing down E. Maple Avenue. Maple Avenue is primarily a residential
street, not a commercial corridor, with a mix of residential and institutional uses running east.
Therefore, having a large sign facing east down Maple Avenue is not appropriate and may create a
nuisance for adjacent residential and hotel (under construction) properties.

Staff recommends that the maximum size of the east elevation sign be reduced to no more than 20
square feet, with lettering no taller than eighteen inches, to reflect the secondary nature of the façade
and conform to signage precedent for other buildings along Glassell Street. Staff also seeks direction
from the Design Review Committee on the general appropriateness of a neon sign on the east
elevation.

Issue 2. Outdoor Dining Patio

The applicant proposes to remove four parking spaces on the east side of the property to create a
new outdoor dining patio. These spaces are located on private property but are accessed through the
adjacent city-owned public parking lot.

Outdoor dining is encouraged in the Design Standards as a means to promote pedestrian activity in
the historic downtown core. It is the opinion of staff that the design and materials of the patio and
landscaping are compatible with the building and historic district. In addition, the plants have been
chosen that reflect the residential character of E. Maple Avenue.

8. ADVISORY BOARD RECOMMENDATION
The inter-departmental staff review committee (SMART) reviewed the application on February 17,
2021, April 14, 2021, and August 11, 2021, and recommended approval of the project to the Design
Review Committee on September 29, 2021, subject to the conditions of approval included in
Attachment 5.

9. PUBLIC NOTICE
None.

10. ENVIRONMENTAL REVIEW
Categorical Exemption: The proposed project is categorically exempt from the provisions of the
California Environmental Quality Act (CEQA) per the following State CEQA Guidelines Section 15301
(Class 1 - Existing Facilities) because the project consists of alterations to an existing commercial
restaurant space in an urbanized area. No public review is required.

11. STAFF RECOMMENDATION AND REQUIRED FINDINGS
Findings for DRC applications come from four sources:

· The Orange Municipal Code

· The Infill Residential Design Guidelines

· The Historic Preservation Design Standards for Old Towne (commonly referred to the Old
Towne Design Standards or OTDS)

· Orange Eichler Design Standards (or OEDS)

The Findings are applied as appropriate to each project. Based on the following Findings and
statements in support of such Findings, staff recommends the DRC approve the project with
recommended conditions.
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· In the Old Towne Historic District, the proposed work conforms to the prescriptive standards
and design criteria referenced and/or recommended by the DRC or other reviewing body for
the project (OMC 17.10.070.G.1).

As conditioned, the project complies with the Design Standards for Old Towne. The project
involves minor exterior alterations, including new signage, that do not alter historic fabric or
features of the building. The addition of new wall signs, as conditioned, is in keeping with the
Design Standards and does not create a negative effect on adjacent residential and
institutional properties. Furthermore, the project maintains the existing development pattern of
the site by continuing to use the property for a commercial purpose, with a minimal extension
of patio area into an existing private parking area. Outdoor dining is encouraged in the Design
Standards as a means to promote pedestrian activity in the historic downtown core. The
design and materials of the patio and landscaping are compatible with the building and historic
district.

· In any National Register Historic District, the proposed work complies with the Secretary of the
Interior’s standards and guidelines (OMC 17.10.07.G.2).

The subject property is a contributing resource to the National Register-listed Plaza Historic
District. The project involves minor exterior alterations, including new signage, to a non-
historic façade of the building. These alterations do not detract from the historic character of
the building façade facing N. Glassell Street, as the elevation faces a different street and there
is a separation of space along the façade between the restored façade and the altered façade.
Addition of new wall signs, as conditioned, is in keeping with the Design Standards and does
not create a negative effect on adjacent residential, planned hotel, and institutional properties.

The project was also evaluated based on its potential to affect the setting of the streetscape
along E. Maple Avenue. The proposed project does not adversely affect the integrity of the
historic character of the Plaza Historic District. The project maintains the existing development
pattern of the site by continuing to use the property for a commercial purpose, with a minimal
extension of patio area into an existing private parking area.

· The project design upholds community aesthetics through the use of an internally consistent,
integrated design theme and is consistent with all adopted specific plans, applicable design
standards, and their required findings (OMC 17.10.07.G.3).

The project is internally consistent with an integrated design theme. Minimal alterations are
proposed to the exterior of the building that are in keeping with the existing appearance of the
building and do not alter historic fabric or features of the building.

The project maintains the existing development pattern of the site by continuing to use the
property for a commercial purpose, with a minimal extension of patio area into an existing
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property for a commercial purpose, with a minimal extension of patio area into an existing
private parking area. Outdoor dining is encouraged in the Design Standards as a mean to
promote pedestrian activity in the historic downtown core.

Required findings for Minor Site Plan Review approval are as follows:

· That the project design is compatible with surrounding development and neighborhoods (OMC
17.10.060.H.1).

The project meets the findings for design compatibility as outlined in the findings of fact for
Design Review per OMC 17.20.070.G.

· That the project conforms to City development standards and any applicable special design
guidelines or specific plan requirements (OMC 17.10.060.H.2).

The project meets all development standards for the OMTU-15 zone and, as conditioned,
meets all design requirements in the Old Towne Design Standards.

· That the project provides for safe and adequate vehicular and pedestrian circulation, both on-
and off-site (OMC 17.10.060.H.3).

The project site has existing pedestrian and vehicular access to E. Maple Avenue and to the
City-owned parking lot at the southwest corner of E. Maple Avenue and N. Orange Street.
Access will not be altered by the approval of this project.

· That City services are available and adequate to serve the project (OMC 17.10.060.H.4).

The project as adequate access to all utilities and public safety services.

· That the project has been designed to fully mitigate or substantially minimize adverse
environmental effects (OMC 17.10.060.H.5).

The project is categorically exemption from the provisions of CEQA.

12. CONDITIONS
The approval of this project is subject to the following conditions:

1. This project is approved as a precise plan. All work shall conform in substance and be
maintained in general conformance with the plans included as Attachment 3 (date stamped
October 27, 2021) of this report, including modifications required by the conditions of approval,
and as recommended for approval by the Design Review Committee. Any changes from the
approved plans shall be subject to subsequent review and approval by the Design Review
Committee.

2. After any application has been approved, if changes are proposed regarding the location or
alteration of any use or structure, a changed plan may be submitted to the Community
Development Director for approval. If the Community Development Director determines that
the proposed change complies with the provisions and the spirit and intent of the approval
action, and that the action would have been the same for the changed plan as for the
approved plan, the Community Development Director may approve the changed plan without
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requiring a new public meeting.

3. The wall-mounted channel letter sign on the east elevation shall be reduced in size to no more
than 20 square feet in area, with lettering no taller than 18 inches in height.

4. The color temperature of exposed neon lights shall be equal to or less than 3000k.

5. Prior to building permit issuance, the applicant shall pay required in-lieu parking fees for the
removal of four private parking spaces for creation of the new outdoor dining patio.

6. All conditions of approval recommended by the SMART inter-departmental staff review team
shall be adopted as part of the approval of the project.

7. The applicant agrees to indemnify, hold harmless, and defend the City, its officers, agents and
employees from any and all liability or claims that may be brought against the City arising out
of its approval of this permit, save and except that caused by the City’s active negligence.

8. The final approved conditions of approval shall be reprinted on the first or second page of the
construction documents when submitting to the Building Division for the plan check process.

9. Construction permits shall be obtained for all future construction work, as required by the City
of Orange Building Division. Failure to obtain the required building permits will be cause for
revocation of this permit.

10. If not utilized, project approval expires 24 months from the approval date. Extensions of time
may be granted in accordance with OMC Section 17.08.060.

13. ATTACHMENTS
· Attachment 1 - Vicinity Map

· Attachment 2 - Letter of Explanation

· Attachment 3 - Architectural Plan Set date stamped 10/27/2021

· Attachment 4 - DPR Form for 112 E. Maple Avenue

· Attachment 5 - SMART Recommended Conditions of Approval
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01/19/2021 

 
City of Orange 
Community Development Department – Planning Division 
300 East Chapman Avenue 
Orange, CA 92866 
 
Project Description 
Chipotle Mexican Grill @ 112 E Maple St, Orange, CA 92866 
Conversion of an existing interior retail space into a future restaurant tenant space 
 
 
To whom it may concern, 
 
Chipotle Mexican Grill is proposing a new restaurant in Old Towne Orange at 112 E Maple St near 
Chapman College in the former Aussie Bean. The proposed project is a tenant improvement to the 
existing building. The building is suited for two tenants already with The Pie Hole restaurant on the West 
end and public parking lot to the East. The building is of historical importance and will be preserved. 

Chipotle Mexican Grill is a national fresh Mexican style casual food restaurant chain specializing in tacos 
& burritos for over 27 years. The restaurant will be contained within a 2,382 sq ft space with 32 interior 
seats and 28 additional outdoor seats.  Patio seating is proposed on the north elevation sidewalk (12 
seats) and back patio, (16 seats).  Food menu includes tacos, burritos, salads & burrito bowls featuring 
beef, pork, chicken and variety of fresh vegetables, herbs and spices.  Parking is provided on site by the 
Large 100+ space public parking lot at back of space.  The site falls under the Downtown Parking 
Exemption category.  The hours of operation will be from 10am to 10pm.  This location will operate with 
16 employees (8 per shift). The subject request is appropriate for the location, is consistent with the 
surrounding land uses and patterns of development and will not be materially detrimental to the 
character of development in the immediate neighborhood. 
 
The scope of work includes: 

1. The existing East façade is to be sandblasted to restore and expose the original natural brick 
finish. 

2. The roll up door on the East façade will be infilled and replaced with a service door. 
3. The existing North façade is to receive a new corten (rust colored) metal panels within the 

existing stucco band. These material enhancements are in keeping with Chipotle design. 
4. New exterior signage is proposed on the East and North facades. 
5. A new pick up window is proposed at the existing service door opening on the East side. 
6. A new patio is proposed on the East side for outdoor dining. This will be buffered from parking 

and vehicular traffic by new landscape planters and patio rail. 
7. The existing tree is to remain in front of the building. 
8. The existing building footprint is unchanged.  

 
The surrounding properties are mostly commercial and restaurant use in the Old Towne Mixed Use 
Zone. With single family residential to the Northeast. This location is unique in that it is on the border of 

231



 

Page 2 of 2 
 

Olde Towne Mixed Use, drawing foot traffic from the circle and also from the nearby residential area. 
The adjacent parking lot also makes it more accessible for commuters. 

There is no phasing planned for this project. There is no request for Alcohol Beverage Control on this 
application.  

Sincerely, 

Kristine Aterno 

Project Manager 
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GENERAL NOTES
1. ALL SITE WORK INCLUDING PAVING, CURBING, PARKING, SIDEWALKS, LANDSCAPING, DUMPSTER 

ENCLOSURE, AND PARKING LOT LIGHTING WILL BE PROVIDED BY THE LANDLORD UNLESS NOTED 
OTHERWISE.

2. “TREE PROTECTION ZONE” WILL CONSIST OF A FENCE BARRIER WITH DIMENSIONS 4’ X 3’ X 5-6’
HEIGHT, ERECTED AND SECURED IN PLACE AROUND ANY TREE WHICH WILL BE WITHIN THE 
CONSTRUCTION AREA. BARRIER SHOULD BE PLACED WITH 4’ LENGTH ALONG CURB FACE, AND 
CENTERED WITH TREE TRUNK.
EACH SIDE WILL DISPLAY A LAMINATED OR OTHERWISE RAIN PROTECTED 8.5” X 11” SIGN THAT 
WILL CLEARLY STATE THE FOLLOWING: “TREE PROTECTION ZONE. THIS FENCE SHALL NOT BE 
REMOVED. “
THE TREE PROTECTION ZONE NEEDS TO BE INSTALLED BEFORE CONSTRUCTION BEGINS, 
REMAIN IN PLACE DURING CONSTRUCTION, AND REMOVED AFTER CONSTRUCTION ENDS.

3. ALTERNATE TREE PROTECTION METHODS MAY BE RECOMMENDED / PROVIDED, BUT MUST FIRST 
BE APPROVED BY CITY OF ORANGE TREE SERVICES COORDINATOR.
CONTACT: MICAH JEAN - 714-532-6470

4. SEE "SURFACE WATER QUALITY CONTROL" NOTES ON SHEET G018.

1" = 20'-0"1 ARCHITECTURAL SITE PLAN
1/4" = 1'-0"2 PATIO / LANDSCAPE PLAN

1" = 1'-0"3 PATIO RAILING ELEVATION DETAIL
3" = 1'-0"4 PATIO RAILING PLAN DETAIL

LANDSCAPE SCHEDULE
SCIENTIFIC NAME       COMMON NAME PLANT IMAGE      SIZE QUANTITY

PHORMIUM SWEET-MIST 2 GALLON 38

RHAPHIOLEPIS 8' MIN. HT. 1

CALLISTEMON 
VIMINALIS 'LJ1'

LITTLE JOHN 
BOTTLEBRUSH

5 GALLON

INDIAN HAWTHORN 
MAJESTIC BEAUTY

11

2
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101

23

1' - 7" 24.3
24.5

10
10.1

11

30

8' - 0"

1' - 10"

1' - 0" 14' - 0 3/4"1' - 0"
TYP.
2' - 0"

3"
1' 

- 4
"

9"9"
1' 

- 4
"3

"

5 1/2"

1' - 0" 2' - 0" 2' - 0" 2' - 0" 1' - 0"

3' 
- 1

"
2' 

- 8
"

3' 
- 7

 3
/4

"
1' 

- 0
"

3' 
- 6

"
1' 

- 0
"

3' 
- 7

 3
/4

"
2' 

- 8
"

3' 
- 0

"
2' 

- 0
"

3"
3' 

- 6
"
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2' 

- 0
"

3' 
- 0

"
1' 

- 0
"

2' 
- 0

"
2' 

- 0
"

2' 
- 0

"

1H

6' - 5 1/4" 6' - 5 1/4" 7' - 2"

13A
16

35.1

5' - 6"

3' 
- 1

 1
/4

"

35.2

INSTALL SYMBOL OF 
ACCESSIBILITY, RE: 9/A130

BDP PANEL, RE: ELECTRICAL 
DRAWINGS

3' - 0" MIN.7575

42
' -

 4
 1

/2
"

56' - 1 1/2"

PA
TI

O
 A

RE
A

 28
' -

 0
"

PATIO AREA
8' - 6"

LOCKABLE ALCOHOL 
STORAGE

2' - 6"

1050

26 25

32C

32D

17A

69B

41.6

3D

12
12

17 17

1

33

GAS SHUT-OFF VALVE 
ABOVE, RE: A702 & 
PLUMBING DRAWINGS

1

1

1' - 8"

1' 
- 8

"

1

RE: SP100 FOR LANDSCAPE 
PLAN

BACKFLOW PREVENTER, RE: 
PLUMBING DRAWINGS

3' - 5"

2

13.1 13
19

2

EXIT SIGN ABOVE, TYP. RE: A701, 
A702, & ELECTRICAL DRAWINGS

2

OUTLINE OF 
SOFFIT ABOVE

CONTINUATION OF WALL 
ABOVE, RE: 2/A502

2

31
ABOVE

SODA LINES FROM 
ABOVE, RE: 6/A130

2

BACKFLOW PREVENTION 
DEVICE, RE: PLUMBING 
DRAWINGS2

TIME CLOCK, RE: 
ELECTRICAL 
DRAWINGS

2

ROUTE SODA LINES TO SML 
BEVERAGE COUNTER 
ABOVE, RE: 6/A130

2

RE: A402 FOR CANOPY 
CONNECTION DETAILS
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1. RE: A131 FOR EQUIPMENT SCHEDULES
2. ALL DIMENSIONS TO FACE OF GYPSUM BOARD, FACE OF FINISH PLYWOOD, CENTERLINE OF 

FURNITURE OR COLUMN GRID, U.N.O.
3. MAINTAIN MINIMUM 3'-0" CLEAR @ QUEUE LINE & EXIT PATHWAYS, TYP.
4. RE: INTERIOR ELEVATIONS FOR ADDITIONAL DIMENSIONS
5. PROVIDE BLOCKING IN WALLS FOR WALL-MOUNTED ARTWORK, TOILET ROOM AND KITCHEN 

FIXTURES
6. A CONCRETE SLAB IS PROVIDED FOR TRASH, GARBAGE AND GREASE CONTAINER STORAGE, 

WALL ENCLOSING AREA SHALL BE SMOOTH, SEALED AND WASHABLE.
7. PROVIDE FIRE EXTINGUISHERS AS FOLLOWS:

(2) TYPE ABC - LOCATE PER FIRE MARSHAL
(1) TYPE K - LOCATE PER FIRE MARSHAL
(1) HOOD SUPPRESSION SYSTEM

8. SEE "SURFACE WATER QUALITY CONTROL" NOTES ON SHEET G018.
9. ALL BUILDING & MATERIALS MUST COMPLY WITH BUILDING SECURITY STANDARDS ORD. #6-18 

AND APPROVED PRODUCTS LIST 1/17, SEE "POLICE SECURITY NOTES" ON SHEET G018.
11. ORANGE POLICE DEPARTMENT APPROVAL IS REQUIRED FOR SUBSTITUTIONS OF ANY 

MATERIALS PREVIOUSLY APPROVED RELEVANT TO O.M.C. 15.52

GENERAL NOTES

3" = 1'-0"6 SODA LINE SHROUD DETAIL

3" = 1'-0"5 ICE MAKER LINE SHROUD DETAIL

1" = 1'-0"3 SNEEZEGUARD SECTION

6" = 1'-0"7 TACTILE EXIT SIGNAGE

6" = 1'-0"8 OCCUPANT LOAD SIGN

6" = 1'-0"9 SYMBOL OF ACCESSIBILITY DETAIL

1/2" = 1'-0"4 ACCESSIBLE TABLE DETAIL

1/4" = 1'-0"1 FURNITURE, FIXTURE & EQUIPMENT PLAN

DETAIL 2 NOT USED
2

2
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CHIPOTLE OTHER TENANTS
NEW CUSTOM 
SIGNAGE, RE: A305

EXISTING STUCCO BAND, 
PAINT 'KNIGHTS ARMOR'

EXISTING STUCCO FINISH, 
WHITE, TO REMAIN, TYP.

EXISTING WOOD 
SINGLE GLAZED 
STOREFRONT, TYP.

NEW MOPUS PICK-UP 
HANGING SIGN, RE: 
A305

EXISTING WOOD ENTRY DOOR, 
WITH NEW DOOR HARDWARE

EXISTING WHITE 
STUCCO FINISH

EXISTING WOOD ENTRY DOOR, 
WITH NEW DOOR HARDWARE

112

APPROVED BUILDING ADDRESS NUMBERS SHALL BE PROVIDED AND 
MAINTAINED SO AS TO BE PLAINLY VISIBLE AND LEGIBLE FROM THE STREET 
FRONTING THE PROPERTY. THE NUMBERS SHALL CONTRAST WITH THEIR 
BACKGROUND, BE ARABIC NUMERALS OR ALPHABET LETTERS, AND BE A 
MINIMUM OF 8 INCHES HIGH WITH A MINIMUM STROKE WIDTH OF 1 INCH. CFC 
CHAPTER 5, SECTION 505.1 AND OMC 15.52.080.

2

NEW CUSTOM SIGNAGE,
RE: A305-A307

EXISTING BRICK (PAINTED 
WHITE) TO REMAIN

EXISTING DOUBLE HUNG WINDOW, 
MAY NEED TO RETAIN FOR 
HISTORICAL PRESERVATION

NEW MOPUS PICK-UP 
HANGING SIGN, RE: A305

NEW CUSTOM PICK-UP WINDOW 
W/ BRICK INFILL BELOW, RE: 
A601 FOR DETAILS

NEW ALUMINUM CANOPY

NEW REAR SERVICE DOOR 
WITH TRANSOM

NEW ELECTRICAL SWITCHGEAR, BY 
CHIPOTLE

INFILL OPENING WITH BRICK TO MATCH 
EXISTING AND PAINT WHITE

NEW NEW EXTERIOR 
LIGHTING, BLACK FINISH, 
TYP. OF (4)., RE: A308

EXTERIOR SECURITY 
CAMERA, RE: A201
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GENERAL NOTES
1. SIGNAGE IS SHOWN ONLY FOR PLACEMENT, SCALE & 

DESIGN INTENT. ALL SIGNAGE SHALL BE REVIEWED 
UNDER SEPARATE PERMIT

2. PATCH AND REPAIR ALL FACADES IN PREMISES 
WHERE EXISTING SIGNS OR FIXTURES HAVE BEEN 
REMOVED OR WHERE FACADE HAS BEEN DAMAGED 
OR IS DISCOLORED

3. ENSURE THAT ALL STOREFRONT HAS CONTINUOUS, 
CLEAN SEALANT AROUND THE INTERIOR AND 
EXTERIOR PERIMETER BETWEEN THE STOREFRONT 
AND THE EXTERIOR WALL FINISHES

EXISTING EXTERIOR PHOTOS

1/4" = 1'-0"1 Exterior Elevation - North

1/4" = 1'-0"2 Exterior Elevation - East
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EXTERIOR PAINT COLOR
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ALLEY EASEMENT
 12' - 0"

SI
DE

W
AL

K 
12

.8
' 

DRIVEWAY WIDTH
 24.2'

2

2
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ALUMINUM PLATE 
JAMB AND SILL, SEE 
FINISH PLAN

NEW INFILL MASONRY WALL

FULLY AUTOMATIC PICK-
UP WINDOW, REFER TO 
A602

SEALANT AND 
CONTINUOUS BACKER 
EACH SIDE

SUBSTRATE, REFER TO 
A110

WALL FINISH, REFER TO 
A120

3 5/8" STUDS @ 16" O.C.

FULLY AUTOMATIC PICK-
UP WINDOW, REFER TO 
A602

PREFINISHED METAL 
CANOPY WITH WELDED 
SHIM AND HOUSING FOR 
LED LIGHTING

ALUMINUM PLATE JAMB 
AND HEADER, SEE 
FINISH PLAN

WALL FINISH, SEE 
FINISH PLAN

SUBSTRATE, SEE A110

SEALANT AND 
CONTINUOUS BACKER 
EACH SIDE

10'‐0" AFF
B.O. CANOPY

STEEL OUTRIGGER, RE: 
STRUCTURAL DRAWINGS, 
WELDED TO STRUCTURE BY GC

LED LIGHT

STEEL COLUMN BEYOND, 
RE: STRUCTURAL 
DRAWINGS

EXISTING MASONRY WALL AND 
HEADER, FIELD VERIFY 
CONDITIONS

GALV. METAL FLASHING, 
MATCH STOREFRONT

SEALANT AND CONTINUOUS 
BACKER AT EACH SIDE

STEEL OUTRIGGER, RE: 
STRUCTURAL DRAWINGS, WELDED 
TO STRUCTURE BY GC

LED LIGHT, DRILL THROUGH STEEL 
AS NEEDED, KEEP HOLES AT 
LEAST 16" FROM ENDS OF STEEL, 
REFER TO ELECTRICAL DRAWINGS

PREFINISHED METAL CANOPY WITH 
WELDED SHIM AND HOUSING FOR LED 
LIGHTING

GALV. METAL FLASHING MATCH 
STOREFRONT

EXISTING MASONRY WALL, 
FIELD VERIFY CONDITIONS

3
A502

1' 
- 1

0 
7/

8"
2' 

- 1
0 

3/
8"

 B
ET

W
EE

N 
ST

UD
S

1' 
- 1

0 
7/

8"

2' 
- 8

 1
/2

" F
IN

IS
HE

D 
DI

M
EN

SI
O

N

2' - 0 3/8" BETWEEN STUDS

STUD TO STUD
1' - 3 5/8"

STUD TO STUD
8 3/4"

FINISHED DIMENSION
1' - 0 3/4"

P9
B1

P9
B1

P9
B1

P11

P11

5/16" STONEWOOD 
OVER 5/8" PLYWOOD

P11
B1

P5
B2

P5
B2

2' - 2 3/4" FINISHED DIMENSION

6' 
- 1

0 
1/

2"
 F

IN
IS

HE
D 

DI
M

EN
SI

O
N

WALL FRAMING BELOW 
SHOWN DASHED

PICK-UP SHELVES 
SHOWN DASHED, RE: 
A130

RE: A110 FOR WALL 
FRAMING TYPES, 
TYP

SCHLUTER STRIP AT TILE 
CORNERS, RE: A802, TYP.

ABOVE
P9

A801
19

SIM.

A801
20

B1
P9

BELOW
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1 1/2" = 1'-0"5 SILL DETAIL

1 1/2" = 1'-0"7 HEAD DETAIL - PICK-UP WINDOW

3" = 1'-0"8 CANOPY DETAIL

1 1/2" = 1'-0"9 ENLARGED PLAN @ MOPUS

240



8826 Santa Fe Drive
Suite 304
Overland Park, KS 66212

913-341-2466
913-341-2455 fax

CHIPOTLE MEXICAN GRILL, INC.
PO BOX 182566

COLUMBUS, OH 43218-2566
(614) 318-2400

www.chipotle.com

COPYRIGHT 2021
THIS DRAWING IS AN INSTRUMENT OF SERVICE 
AND AS SUCH REMAINS THE PROPERTY OF 
CHIPOTLE MEXICAN GRILL, INC..  PERMISSION FOR 
USE OF THIS DOCUMENT IS LIMITED AND CAN BE 
EXTENDED ONLY BY WRITTEN AGREEMENT WITH 
CHIPOTLE MEXICAN GRILL, INC..

Project No.

Revisions:

Issue Record:

11
2 

E.
 M

ap
le

 A
ve

nu
e 

O
ra

ng
e,

 C
A 

92
86

6

05/28/21

01560

Light Fixture
Specifications

A308

St
or

e 
N

o.
 3

98
3

05/28/21 Permit Issue

Ol
d 

To
wn

e 
Or

an
ge

EX
TE

RI
O

R 
W

AL
L 

FI
XT

UR
E

241



FINISH LEGEND
WALL BASE FINISHES WALL FINISHES

B1 4" BLACK RUBBER, NO TOE, 
RE: 7/A801 FOR DETAILS

B2 QUARRY TILE - COVE, RE: 
9-11/A801

B3

P1 GYPSUM BOARD; PAINT "MOONLIT SNOW"

P2

P3

CERAMIC TILE - WHITE, RE: A802

P4

FIBERGLASS REINFORCED PANELS (PEBBLED FINISH)

P5

P7 EXPOSED COOLER WALL (EMBOSSED COATED 
STEEL), PROVIDE STAINLESS STEEL PLATE TO 48" AFF 
ON KITCHEN SIDE
CERAMIC TILE - BRONZE ACCENT COLOR

P6

FIBERGLASS REINFORCED PANELS (SMOOTH FINISH), 
RUN HORIZONTALLY PER A710.

4" BLACK RUBBER BASE WITH 
COVE, RE: 13/A801

GYPSUM BOARD; PAINT "THIN ICE", SATIN FINISH 
ABOVE 4'-4" A.F.F.

GYPSUM BOARD; PAINT "THIN ICE", SEMI-GLOSS 
FINISH BELOW 4'-4" A.F.F.

P8

DOOR FINISHES

D1 PAINT "VICTORIAN PEWTER"

PAINT "KNIGHT'S ARMOR"D2

B4 QUARRY TILE - NO COVE, RE: 
11/A801

EXISTING STOREFRONTP10

B5 CERAMIC TILE BASE, RE: A12/A801

SPALTED MAPLE WALL PANELP9

STONEWOOD WALL PANEL, RE: A802P11

PAINT "BLACK"D3

B6
4" SANITARY COVE CERAMIC 
BASE, DALTILE S3419t, K7111 
MATTE BLACK

STONEWOOD WAINSCOT, RE: A802P12

EXPOSED CONCRETE , TO REMAIN UNFINISHEDP13

DENOTES WOOD BLOCKING IN WALL BEHIND WALL MOUNTED OBJECT U.N.O.

B1 B1

P12

B6

P11

P9

P3

B1 B1

P9

B1

P12

P3

LIGHT FIXTURE, RE: A201 & 
ELECTRICAL DRAWINGS

UTENSIL COUNTER

WALL BEYOND, RE: A110

10.2
10.1

10.2
10.1

P11

EXISTING STRUCTURE, RE: 
STRUCTURAL DRAWINGS, 
TYP.

P9

PENDANT SPEAKER, RE: A201 & 
ELECTRICAL DRAWINGS

1" TYP.

2' 
- 0

"2"
2' 

- 1
1 

1/
2"

2"2"

2' 
- 1

1 
1/

2"
2"

10'-0" AFF
T.O. BOX

1"

DIFFUSER, RE: 
MECHANICAL DRAWINGS

8' 
- 4

 1
/4

"

OUTLINE OF ROOF LINE 
BEYOND

OPEN TO 
BEYOND

P11

B1

P11

B5B2

P5

ART WALL, RE: A502

EXISTING STRUCTURE, RE: 
STRUCTURAL DRAWINGS

LIGHT FIXTURE, RE: A201

SERVE LINE / POS 
COUNTER

B1
2"

2' 
- 1

1 
1/

2"

8' 
- 4

"

2' 
- 1

1 
1/

2"
2"

1"

1" TYP.

2" 2"

2' 
- 0

"

P11

ALIGN T.O. OF WALL 
WITH T.O. SOFFIT

P3
BEYOND

LIGHT FIXTURE, RE: A201 & 
ELECTRICAL DRAWINGS

EXISTING STRUCTURE, RE: 
STRUCTURAL DRAWINGS

B1

P12

P13

4' - 5 1/2"

EMERGENCY LIGHT FIXTURE, 
RE: ELECTRICAL DRAWINGS

EXISTING STRUCTURE, 
RE: STRUCTURAL 
DRAWINGS, TYP.

LIGHT FIXTURE, RE: 
A201 & ELEC. 
DRAWINGS, TYP.

PENDANT SPEAKER, RE: 
A201 & ELECTRICAL 
DRAWINGS

FURNITURE, 
RE: A130, TYP. 7'-0" AFF

B.O. FIXTURETY
P.

1' 
- 0

"

TY
P.

1' 
- 3

 3
/4

"

10'-6" AFF
B.O. SPEAKER

B1

P12

P13

STOREFRONT

STRUCTURE

LIGHT FIXTURE, RE: A201 & 
ELECTRICAL DRAWINGS, TYP

FURNITURE, TYP.

6'-0" AFF
B.O. FIXTURE

SPEAKER, TYP.

A110
4

EMERGENCY LIGHT, CENTER 
BETWEEN WINDOWS, RE: 
ELECTRICAL DRAWINGS

EMERGENCY LIGHT, CENTER OVER 
WINDOW, RE: ELECTRICAL DRAWINGS

NEW INTERIOR 
MEDALLION SIGNAGE, 
CENTER IN WINDOW

8' 
- 1

0"

CENTER EXIT SIGN OVER DOOR, 
TYP., RE: ELECTRICAL DRAWINGS

B1

P11

P3

P9

P9P9

SOFFIT, 
RE: 2/A502

EXISTING STRUCTURE, 
RE: STRUCTURAL 
DRAWINGS

LIGHT FIXTURE, RE: 
A201 & ELEC. 
DRAWINGS, TYP.

LIGHT FIXTURE, RE: 
A201 & ELECTRICAL 
DRAWINGS

FURNITURE

B2

P3

P5

B5

MENU BOARD 
ASSEMBLY, RE: 10/A210

AIR DIFFUSER, CENTER 
BETWEEN JOISTS, TYP, RE: 
MECHANICAL DRAWINGS

EXISTING STRUCTURE, RE: 
STRUCTURAL DRAWINGS, 
TYP.

SERVE LINE / POS 
COUNTER

LIGHT FIXTURE, RE: A201 & 
ELECTRICAL DRAWINGS

MOBILE PICK UP 
ORDER SHELVING 
UNIT, RE: A130

MENU BOARD 
LIGHT, RE: 2/A210

2' 
- 9

 1
/2

"

3' - 5"

2

STRUCTURE

LIGHT FIXTURE

P11

B1 B6

UTENSIL COUNTER BY 
MILLWORK PROVIDER

A502
2

EXISTING BRICK WALL 
TO REMAIN

EMERGENCY LIGHT, 
CENTER BETWEEN 
WINDOWS, RE: ELECTRICAL 
DRAWINGS

B1

P12

P3

D3

STRUCTURE

3' 
- 1

 3
/4

"

1' - 11 3/4"

RETURN GRILL, 
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ITEM REMARKS
ALUMINUM ENDCAP RE: 1/A801 FOR DETAIL
CERAMIC TILE RE: A802 FOR NOTES AND DETAILS
DIFFUSER RE: MECHANICAL DRAWINGS
FURNITURE RE: SHOP DRAWINGS FROM MILLWORK SUPPLIER, G.C. TO INSTALL PRE-ASSEMBLED FURNITURE
HOLLOW METAL DOOR AND FRAME RE: A601 FOR DOOR SCHEDULE
LIGHT COVE RE: A201 & A210 FOR DETAILS
LIGHT FIXTURE RE: A210
MENU ASSEMBLY RE: A210
MENU HOLDER RE: A131
PAINT FINISH RE: A120 AND SPECIFICATIONS FOR PAINT FINISHES
PARTIAL HEIGHT WALL AT FAX LINE MIN. HEIGHT OF 36". BOTTOM OF ALUMINUM CAP TO ALIGN WITH NEAREST GROUT JOINT. RE:

3/A802
PERMIT FRAME PRE-ASSEMBLED PERMIT FRAME
POS COUNTER RE: SHOP DRAWINGS FROM MILLWORK SUPPLIER
QUARRY TILE BASE RE: A801 FOR DETAILS
RUBBER BASE RE: A120 FOR LOCATIONS, RE: A801 FOR DETAILS
SPEAKER RE: A201 FOR LOCATIONS
STOREFRONT EXISTING STOREFRONT WITH INSULATED GLAZING
STRUCTURE EXISTING ROOF STRUCTURE, RE: A120 AND A201 FOR FINISHES
SUSPENDED METAL FIN CEILING RE: A201 & A210
TRASH TRASH SURROUND BY TMS, INSTALLED BY GC
UTENSIL COUNTER RE: SHOP DRAWINGS FROM MILLWORK SUPPLIER, RE: G002 FOR REACH RANGE COMPLIANCE
WOOD SLAT CEILING RE: A201 & 210
WOOD SLAT WALL RE: 2/502 FOR SECTION, RE: MILLWORK SHOP DRAWINGS

ELEVATION SCHEDULE

1/4" = 1'-0"2 Dining Room Elevation

1/4" = 1'-0"7 Dining Room Elevation

1/4" = 1'-0"8 Dining Room Elevation

1/4" = 1'-0"6 Dining Room Elevation

1/4" = 1'-0"1 Dining Room Elevation

1/4" = 1'-0"4 Dining Room Elevation

1/4" = 1'-0"5 Dining Room Elevation

1/4" = 1'-0"3 Dining Room Elevation

1/4" = 1'-0"10 Dining Room Elevation

1/4" = 1'-0"9 Dining Room Elevation
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State of California - The Resources Agency

DEPARTMENT OF PARKS AND RECREATION

PRIMARY RECORD

Page 1  of

*b. USGS 7.5' Quad: Date: T R 1/4 of 1/4 of Sec B.M.

d. UTM: mE/ mN

e. Other Locational Data: Alternate APN: 039-251-24

P1. Other Identifier: Same building as:  177 N. Glassell. See B13 Remarks.

*P2. Location:

c. Address: 112 Zip: 92866

(Give more than one for large and/or linear resources)

(Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boudnaries.  Continues on Pg.3.)

; ; ;

Zone '

and (P2b and P2c or P2d.  Attach a location map as necessary.)

City:118- E MAPLE Orange

*P3a. Description:

*P3b. Resource Attributes:
(List attributes and codes)

Reconnaissance

(Describe)

(Cite survey report and other sources, or enter "none.")

*Attachments: Continuation Sheet(s) Building, Structure, and Object Record

 (Name, affiliation, and address)

 (View, date, accession #)

*P6. Date Constructed/ Age and Source:

D. Gest, P. LaValley, D. 

Matsumoto; J. Snow

*P7. Owner and Address:

*P8: Recorded by:

*P10. Survey Type:

*P11. Report Citation:

DPR 523A (1/95) *Required Information

*Resource Name or #: MAPLE_E_112-118__APN_039-251-22

(Assigned by Recorder)

*P9. Date Recorded:

May, 2005; November, 2009

1912 c

Primary # 30-158654

HRI # 038020, 112015

Date:

NRHP Status Code 1D

Trinomial ORA

Other Listings:

Review Code: Reviewer:

(HP6)--Commercial building

Orange *a. County:

P5b. Description of Photo:

Unrestricted

3

Site*P4. Resources Present: Building Object Element of District Other (Isolates, etc.)DistrictStructure

Not for Publication

District Record

Photograph Record

Location Map

Artifact Record

Archaeological Record

NONE

Linear Feature Record Rock Art RecordMilling Station Record

Other (List):

Materials: Masonry - Brick siding & stucco or plaster

AVE

Chattel Architecture

13417 Ventura Blvd.

Sherman Oaks, CA  91423

PrehistoricHistoric Both

                                       

Brick commercial with wood truss on concrete floor.

,#

2005

Orange County Assessor Records (2005). Chattel Architecture (2005) 

Historic Resources Survey. AEGIS (1991) Historic Building Inventory 

Update. Heritage Orange County, Inc. (1982) Orange Historic Survey.

244



Previously known in 1997 listing as:  112 E. Maple. DOC previously 

noted in 1982 Survey as:  1920.

B1. Historic Name: M. Eltiste Bldg. Addition

B3. Original Use: COM B4. Present Use: COM

*B5. Architectural Style: Commercial

*B6. Construction History: (Construction date, atlerations, and date of alterations) Date of Construction: 1912

*B9. Architect or Builder: Unknown

Period of Significance: Old Towne: Early Settlement (c. 1870 - 1920)

*B10. Significance: Property Type: Commercial

(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Also address integrity.  Continues on Pg.4.)

*B8. Related Features:

Date: Original Location:*B7. Moved?

ArchitectureTheme: Area: City of Orange

Structural Integrity: Good Condition - Minor and reversible or appropriate changes to original structure.

(List attributes and codes)

*Date of Evaluation: November, 2009

B11. Additional Resource Attributes:

(This space reserved for official comments.)

*B14. Evaluator: Robert Chattel

B13. Remarks:

State of California - The Resources Agency

DEPARTMENT OF PARKS AND RECREATION

BUILDING, STRUCTURE, AND OBJECT RECORD

*B12. References:

*NRHP Status Code 1D

Altered as of 2005:  Windows and Applied stucco.  In 2008, restored to contirbuting state (#0708-184).

Primary # 30-158654

HRI # 038020, 112015

c

YesNo Unknown

Page 2  of 3 *Resource Name or #: MAPLE_E_112-118__APN_039-251-22

(Assigned by Recorder)

PrehistoricHistoric Both

B2. Common Name:

Applicable Criteria: AC

Orange Daily News.

(Sketch Map with North arrow required.)

DPR 523B (1/95) *Required Information

             Opportunities:

Status change since 1991 Survey:  None.

Site Integrity:

(Continues on Pg.3.)
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State of California - The Resources Agency

DEPARTMENT OF PARKS AND RECREATION

CONTINUATION SHEET

Description of Photo:

Primary # 30-158654

HRI # 038020, 112015

Trinomial ORA

Recorded by:

Date Recorded: May, 2005; November, 2009

P3a. Description (Continued from Pg.1):

DPR 523L (11/98) *Required Information

UpdateContinuation

Page 3  of 3

B6. Construction History (Continued from Pg.2):

Lot Acre: 0.0465

Principal Building Sqft: 1849

Planning Zone: OTMU-15 # of Stories: 1.5

Years Surveyed: 1982, 1991, 2005

General Plan: OTMIX-15

# of Units: 4

B13. Remarks (Continued from Pg.2):

1991

D. Gest, P. LaValley, D. Matsumoto; J. Snow

Chattel Architecture

13417 Ventura Blvd.

Sherman Oaks, CA  91423

*Resource Name or #: MAPLE_E_112-118__APN_039-251-22

(Assigned by Recorder)

Listed in National Register: 1982, 1997

# of Buildings: 1
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Design Review No. 5023-21 and Minor Site Plan Review No. 1035-21 

Chipotle Mexican Grille 

Attachment 5 – SMART Recommended Conditions of Approval 

 

Public Works – Real Property 

1. Prior to issuance of building permits, the applicant shall complete a Lot Line Adjustment 

to combine the two lots known as 112 E. Maple Avenue, described as follows: 

 

The North 44.5 feet of Lots 11 and 12 in Block B of the Town of Orange, in the 

City of Orange, County of Orange, State of  California, as shown on a map 

thereof recorded in Book 2, Pages 630 and 631, Miscellaneous Records of Los 

Angeles County, California; 

 

Excepting from said Lot 12 the West 47.5 feet; 

 

Also excepting the East 6 feet of said Lot 11 conveyed to the City of Orange for 

public alley and street purposes by deed recorded January 7, 1938, in Book 919, 

Page 510, Official Records. 

 

 Assessor's Parcel Numbers(s):  039-251-22 

 

2. Placement of tables and chairs in the sidewalk right-of-way along E. Maple Avenue shall 

be subject to approval of an Outdoor Dining Permit. 

 

Public Works – Refuse 

1. The applicant shall update trash enclosure note on Sheet SP100 to state “Existing Shared 

Use Trash Enclosure, Chipotle to Retain Previous Business’s Participation in Shared Use 

Trash Enclosure.” 

 

Public Works – Water Division 

1. All proposed meters and services will be required to have a lead-free City of Orange Water 

Division approved backflow prevention device installed directly behind the meter within 

the nearest soft-scape OR installed inside the building directly behind the wall that is 

directly behind the sidewalk and meter. 

 

a. The proposed location for the domestic backflow device is not acceptable. The 

backflow devices need to be directly behind the property line and meter, within 

either the building or the landscape area. Applicant can consider moving the 
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proposed domestic meter and backflow device next to the proposed landscape meter 

and backflow if they don’t want the backflow in the building.   
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