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1. Introduction 
This Final Environmental Impact Report (FEIR; Final EIR) has been prepared in conformance with the 
environmental policy guidelines for the implementation of the California Environmental Quality Act (CEQA) 
to evaluate the environmental effects that may result from construction and operation of the proposed 
Related Bristol Specific Plan Project (proposed Project).  

According to CEQA Guidelines Section 15132, the FEIR shall consist of:  

(a) The Draft Environmental Impact Report (DEIR; Draft EIR) or a revision of the Draft EIR;  

(b) Comments and recommendations received on the Draft EIR, either verbatim or in summary;  

(c) A list of persons, organizations, and public agencies commenting on the Draft EIR;  

(d) The responses of the lead agency to significant environmental points raised in the review and 
consultation process;  

(e) Any other information added by the lead agency.  

This document contains responses to comments received on the Draft EIR during the public review period, 
which began July 5, 2023 and ended on August 21, 2023 and comments received on the Draft EIR after the 
public review period. This document has been prepared in accordance with CEQA, the State CEQA 
Guidelines, and represents the independent judgment of the lead agency, the City of Santa Ana. This 
document and the circulated Draft EIR comprise the Final EIR in accordance with CEQA Guidelines, Section 
15132.  

1.1 Format of the Final EIR 
The following chapters are contained within this document:  

Chapter 1, Introduction. This chapter describes CEQA requirements and the content of the Final EIR.  

Chapter 2, Response to Comments. This chapter provides a list of persons, agencies, and organizations 
who commented on the Draft EIR, as well as copies of their comment letters received during and following 
the public review period, and individual responses to their comments.  

Chapter 3, Revisions to the Draft EIR. This chapter contains revisions made to the Draft EIR as a result of 
the comments received by agencies and organizations as described in Chapter 3, and/or errors and 
omissions discovered subsequent to release of the Draft EIR for public review. 

The City of Santa Ana has determined that none of this material constitutes significant new information that 
requires recirculation of the Draft EIR for further public comment under CEQA Guidelines Section 15088.5. 
The additional material clarifies existing information prepared in the Draft EIR and does not present any 
new substantive information. None of this new material indicates that the project would result in a significant 
new environmental impact not previously disclosed in the Draft EIR. Additionally, none of this material 
indicates that there would be a substantial increase in the severity of a previously identified environmental 
impact that would not be mitigated, or that there would be any of the other circumstances requiring 
recirculation described in Section 15088.5.  

Chapter 4, Mitigation, Monitoring, and Reporting Program. This chapter includes the Mitigation Monitoring 
and Reporting Program (MMRP). CEQA requires lead agencies to “adopt a reporting and mitigation 
monitoring program for the changes to the project which it has adopted or made a condition of project 
approval in order to mitigate or avoid significant effects on the environment” (CEQA Section 21081.6, CEQA 
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Guidelines Section 15097). The MMRP was prepared based on the mitigation measures included in this Final 
EIR and has been included as Chapter 4.0. 

1.2 CEQA Requirements Regarding Comments and Responses 
CEQA Guidelines Section 15204(a) outlines parameters for submitting comments and reminds persons and 
public agencies that the focus of review and comment of Draft EIRs should be “on the sufficiency of the 
document in identifying and analyzing the possible impacts on the environment and ways in which the significant 
effects of the project might be avoided or mitigated. Comments are most helpful when they suggest additional 
specific alternatives or mitigation measures that would provide better ways to avoid or mitigate the significant 
environmental effects. At the same time, reviewers should be aware that the adequacy of an EIR is determined 
in terms of what is reasonably feasible … CEQA does not require a lead agency to conduct every test or perform 
all research, study, and experimentation recommended or demanded by commenters. When responding to 
comments, lead agencies need only respond to significant environmental issues and do not need to provide all 
information requested by reviewers, as long as a good faith effort at full disclosure is made in the EIR.” 

CEQA Guidelines Section 15204(c) further advises, “Reviewers should explain the basis for their comments, 
and should submit data or references offering facts, reasonable assumptions based on facts, or expert opinion 
supported by facts in support of the comments. Pursuant to Section 15064, an effect shall not be considered 
significant in the absence of substantial evidence.” Section 15204 (d) also states, “Each responsible agency and 
trustee agency shall focus its comments on environmental information germane to that agency’s statutory 
responsibility.” Section 15204 (e) states, “This section shall not be used to restrict the ability of reviewers to 
comment on the general adequacy of a document or of the lead agency to reject comments not focused as 
recommended by this section.” 

In accordance with CEQA, Public Resources Code (PRC) Section 21092.5, copies of the written responses to 
public agencies are being forwarded to those agencies at least 10 days prior to certification of the Final 
EIR, with copies of this Final EIR document, which conforms to the legal standards established for response to 
comments on the Draft EIR pursuant to CEQA. Pursuant to CEQA Guidelines Section 15089(b), lead agencies 
may provide an opportunity for review of the Final EIR by the public or by commenting agencies before a 
project is approved, but is not required to do so. 
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2. Response to Comments 
Section 15088 of the CEQA Guidelines requires the Lead Agency, the City of Santa Ana to evaluate 
comments on environmental issues received from public agencies, organizations, and interested parties who 
reviewed the Draft EIR and prepare written responses. This section provides all written responses received 
on the Draft EIR and the City of Santa Ana’s responses to each comment of each comment letter. Comment 
letters and specific comments are numbered for reference purposes.   
 
The following is a list of public agencies, organizations, and residents and interested parties that submitted 
comments on the Draft EIR during and after the public review period. The comment letters received on the 
Draft EIR and responses to those comments are provided on the following pages.  
 
 

Letter Number Commenting Agency/Organization/ Individual Comment Date 

Agencies 

A1 California Department of Transportation August 14, 2023 

A2 Orange County Fire Authority August 14, 2023 

A3 Orange County Airport Land Use Commission August 16, 2023 

Organizations 

O1 Lozeau Drury LLP on behalf of Supporters Alliance for 
Environmental Responsibility 

August 16, 2023 

O2 Orange County Professional Firefighters Association IAFF Local 
3631 

August 17, 2023 

O3 Mitchell M. Tsai on behalf of Southwest Carpenters 
“SWMSRCC” 

August 18, 2023 

O4 UNITE HERE Local 11 August 21, 2023 

Individuals 

I1 John Arnold August 3, 2023 

I2 Vincent W. Salvati August 4, 2023 

I3 Patricia DelGeorge August 10, 2023 

I4 David Mackler August 17, 2023 

I5 Sue Grasse August 18, 2023 

I6 Gil Hess August 20, 2023 

I7 Louis Steers August 20, 2023 

I8 Klein Klein August 21, 2023 

I9 Anonymous Resident August 21, 2023 
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LETTER A1: California Department of Transportation, dated August 14, 2023 (7 pages) 
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Response to Comment Letter A1: California Department of Transportation 

Response A1.1: This comment provides an introduction to the letter from the California Department of 

Transportation (Caltrans). The comment is introductory in nature and does not raise a specific issue with the 

adequacy of the Draft Supplemental EIR or raise any other CEQA issue. Therefore, no further response is 

required or provided. 

Response A1.2: In response to this comment letter, Caltrans has been added as a responsible agency for 

the Project based on the potential for future Specific Plan implementing developments to require an 

encroachment permit. Responses to the individual comments are included in Responses A1.3 through A1.32, 

below. 

Response A1.3: As discussed via email with Caltrans, the comment letter provided on April 13, 2023 on the 

Notice of Preparation (NOP) for the Project was inadvertently left out of the appendix to the Draft 

Supplemental EIR. However, the City has included the letter in this Final Supplemental EIR document and has 

provided responses to all comments included (therein in Responses A1.14 through A1.15). None of the 

comments provide evidence of new significant impacts not previously disclosed as part of the Draft 

Supplemental EIR or of a substantial increase in the severity of an environmental impact, as detailed below.  

Response A1.4: In regard to potential impacts on storage capacity for on-ramps and off-ramps within the 

state right of way and spill beyond storage lanes, a queueing analysis was conducted for the Project site as 

part of a supplemental traffic analysis from the Traffic Impact Analysis (TIA), which determined that the 

Project would result in adequate storage capacity for the Caltrans on- and off-ramps. At ramps in which the 

queueing exceeds the storage provided, spillover queues can be accommodated upstream of the turn 

pockets. Summaries of the results are provided in Tables 8, 9, 10, 11, 12, 13, and 14 of the supplemental 

traffic analysis (the summary is provided in Appendix A to this Final Supplemental EIR), which show that none 

of the analysis scenarios would result in the potential for spill beyond the designated storage lane with the 

exception of the Year 2045 scenario for the Bear Street at the SR-73 northbound ramp. However, this 

potential spill beyond the designated storage lanes would also occur without the addition of the Project in 

year 2045. As such, the Project would not cause a potential safety concern at Caltrans intersections or 

negatively affect traffic flow on the State Highway System as the existing vehicular storage capacity on the 

off-ramps are considered adequate. 

Response A1.5: In regard to Complete Streets, as detailed on page 5.13-2 of the Draft Supplemental EIR, 

the proposed Project would implement the City’s complete streets planning of the Mobility Element by 

providing new and improved pedestrian and bicycle circulation facilities near existing bus routes. Also, 

pursuant to General Plan Policy M-1.6, the proposed Specific Plan facilitates various street improvements 

that include widened parkways, bike lanes, improved sidewalk conditions, greenlink pedestrian path that 

would accommodate all users. Within the Project area, Bristol Street has Class II bike lanes on the northbound 

and southbound sides. The Related Bristol Specific Plan includes installation of a Class IV bike lane on Bristol 

Street, MacArthur Boulevard, and Sunflower Avenue with a median buffer which would connect to the existing 

bike lanes on Bristol Street. Therefore, the proposed Project would enhance existing bicycle facilities within 

the Project vicinity. 

Response A1.6: Regarding truck parking, ingress/egress, and staging, as discussed in Section 4.5, Loading, 

of the Specific Plan, loading zones must be a minimum of 8 feet in width (pg. 4-16).  As previously mentioned, 

no specific development project is being proposed; thus, no exact features and details regarding truck 

parking exist. However, future developments within the Specific Plan area would include parking facilities 

that would be reviewed by the City, including its Planning and Building and its Public Works agencies, as 

part of the permitting process, such that any potential conflict between loading areas and bicycle or street 

lanes would not occur. Further, as discussed in Section 5.13, Transportation, of the Draft Supplemental EIR, 

the proposed Project would install an unsignalized right-turn only driveway, which would be designated for 
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service access only for truck deliveries to the planned grocery store, thereby limiting conflict between truck 

and passenger car access to the Project site. 

Response A1.7: Regarding freight pick up and drop off times, per Section 4.5, Loading, of the Specific 

Plan, every building involving the receipt or distribution by vehicle of materials or merchandise incidental to 

carrying on such activity shall be provided with at least one (1) space for standing, loading and unloading 

of vehicles to avoid undue interference with the public use of on-site travel aisles, streets, private roadways, 

and alleys. Further, on-street loading times should be minimized during the business hours of 11am – 5pm 

where feasible (pg. 4-16). As previously mentioned, no specific development project is being proposed; thus, 

no exact features and details regarding freight truck parking exist. However, the need and location for 

freight truck parking would be considered in future proposed developments within the Specific Plan area.  

Response A1.8: In regard to Amazon lockers of package drop-off locations, shared on-street loading zones 

are permitted under the Specific Plan as per Chapter 5.0, Design Guidelines (pg. 5-7). As previously 

mentioned, no specific development project is being proposed; thus, no exact features and details regarding 

shared drop-off locations, loading zones, and automated parcel systems designs exist. However, future 

developments within the Specific Plan area may consider the use of automated parcel systems and circulation 

designs, including drop-off, loading zones, and parcel systems would be reviewed by the City as part of the 

permitting process.  

Response A1.9: In regard to zero or near zero emissions infrastructure for truck and cargo handling 

charging, requirements for electric vehicle charging stations, including truck and cargo handling charging, 

would be governed by the Title 24 requirements at the time of permit issuance for future developments. In 

addition, the Project would implement Mitigation Measure GHG-2, which requires the provision of electric 

vehicle charging stations per the Tier 2 standards set forth in Title 24. As such, the need for charging stations 

would be reviewed by the City as part of the permitting process for future implementing developments.  

Response A1.10: In regard to truck routing on residential streets, trucks traveling to and from the Project 

site would be required to utilize City-designated truck routes. As such, trucks would be required to utilize 

MacArthur Boulevard and Bristol Street to access the Project site. Further, as discussed in Section 5.13, 

Transportation, of the Draft Supplemental EIR, the proposed Project would install an unsignalized right-turn 

only driveway, which would be designated for service access only for truck deliveries to the planned grocery 

store, thereby limiting potential for trucks to route on residential streets. 

Response A1.11: Regarding a discussion of equity in the Draft Supplemental EIR, CEQA is an environmental 

protection statute that is concerned with physical changes to the environment (CEQA Guidelines Section 

15358(b)). The environment includes land, air, water, minerals, flora, fauna, ambient noise, and objects of 

historic or aesthetic significance (CEQA Guidelines Section 15360). The Project’s relation to equity is not 

considered effects on the environment (CEQA Guidelines Sections 15064(e) and 15131(a)). Thus, consistent 

with CEQA, the Draft Supplemental EIR includes an analysis of the Project’s potentially significant physical 

impacts on the environment and does not include substantial discussion of equity.  

However, this Project would be consistent with the policies set forth in the General Plan Update (as discussed 

in Section 5.8, Land Use, of the Draft Supplemental EIR), in which multiple policies relate to environmental 

justice. In addition, the Draft Supplemental EIR Section 3.0, Project Description, and Section 5.13, 

Transportation, describe that implementation of the proposed Specific Plan would provide new multimodal 

transportation facilities, including, sidewalks, bicycle lanes, bus route accessibility, and roadway 

improvements that would increase transportation accessibility to all segments of the City’s population. 

Response A1.12: In regard to the need for an encroachment permit, it is acknowledged that an 

encroachment permit for any work performed within Caltrans right-of-way would need to be obtained. As 

discussed in the supplemental traffic analysis (Appendix A to this Final Supplemental EIR), one improvement 

under the jurisdiction of Caltrans is recommended (No. 37 under Year 2045 Buildout Plus Project Phases 1, 
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2, and 3) on Bear Street at SR-73 NB Ramps, which recommends restriping the existing westbound left-turn 

lane to provide a shared left/right turn lane. At the time this improvement needs to be implemented, the City 

would coordinate with Caltrans and an encroachment permit would be obtained as required. 

Response A1.13: This comment requests continued coordination with Caltrans for any future developments 

that could potentially impact State transportation facilities. This comment does not provide any concerns or 

questions regarding the adequacy of the Draft Supplemental EIR. Caltrans District 12 will remain on the 

mailing list for the Project and will receive notification of availability of the Final Supplemental EIR, in 

addition to all other public notices for development projects that could potentially impact Caltrans facilities. 

Response A1.14: This comment includes an introduction to the comment letter provided on April 13, 2023 

on the Notice of Preparation for the Project. This comment provides the basis for the Caltrans letter and is 

general in nature. The comment does not reference a specific environmental concern for analysis within the 

Draft Subsequent EIR. The City recognizes Caltrans as a responsible agency and welcomes future 

coordination related to transportation improvements. 

Response A1.15: The comment requests the preparation of a Vehicle Miles Traveled (VMT) based Traffic 

Impact Study (TIS). Consistent with the comment, a VMT Screening Memo was prepared for the Project and 

included as Appendix O of the Draft Supplemental EIR. The VMT analysis determined that the Project screens 

out of a full VMT analysis per Criteria 3 of the City of Santa Ana Traffic Impact Study Guidelines as the 

Project site is located in a Transit Priority Area and is consistent with the Southern California Association of 

Governments (SCAG) Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS); and 

therefore, would result in less than significant impacts related to VMT. 

Response A1.16: Regarding safety or operational impacts to state facilities, a supplemental traffic analysis 

has been prepared for the proposed Project and includes an analysis of existing and projected peak hour 

operating conditions at nine State-controlled study intersections within the vicinity of the Project site (as 

provided in Appendix A to this Final Supplemental EIR). As shown, full buildout of the Project would not result 

in any safety or operational impacts to State facilities in the Existing Plus Project Phase 1, Existing Plus Project 

Phases 1 and 2, Existing Plus Project Phases 1, 2, and 3, Year 2030, Year 2032, or Year 2036 analysis 

scenarios. As discussed in the supplemental traffic analysis, operational deficiencies and queueing past ramp 

storage capacity would occur in the Year 2045 Plus Project Phases 1, 2, and 3 analysis scenario for the Bear 

Street at SR-73 northbound ramp; however, these deficiencies would also occur in the Year 2045 scenario 

without the Project. Summaries of the operational results are provided in Tables 1, 2, 3, 4, 5 and 6 of the 

supplemental traffic analysis. Therefore, these deficiencies would result from the overall buildout of the area 

and are not a direct result of Project implementation. However, it should be noted that automobile delay, as 

described by level of service or similar measure of capacity or congestion, shall not be considered an impact 

on the environment under CEQA. 

Response A1.17: In regard to potential impacts on storage capacity for on-ramps and off-ramps within the 

state right of way and spill beyond storage lanes, a queueing analysis was conducted for the Project site as 

part of a supplemental traffic analysis, which determined that implementation of the Project would result in 

adequate storage capacity for the Caltrans on- and off-ramps, as detailed in Appendix A to this Final 

Supplemental EIR. At ramps in which the queueing exceeds the storage provided, spillover queue can be 

accommodated upstream of the turn pockets. Summaries of the results are provided in Tables 8, 9, 10, 11, 

12, 13 and 14 of the supplement traffic analysis (included as Appendix A to this Final EIR), which shows that 

none of the analysis scenarios would result in the potential for spill beyond the designated storage lane with 

the exception of the Year 2045 scenario for the Bear Street at the SR-73 northbound ramp, which would 

also occur without the Project. As such, the Project would not cause a potential safety concern at Caltrans 

intersections or negatively affect traffic flow on the State Highway System as the existing vehicular storage 

capacity on the off-ramps are considered adequate.  
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Response A1.18: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. Regarding bike parking, the proposed 

Project is a Specific Plan to guide future development in the area, and the Project does not include a specific 

development. As described in Section 3.0, Development Plan, of the Specific Plan, bicycle racks would be 

provided in conjunction with commercial, office, and residential implementing projects. Section 4.0, 

Development Regulations, provides the number of bicycle spaces and racks that are required per 

development. However, no specific development project is being proposed; thus, no exact construction 

features and details regarding bicycle rack designs exist. Instead, specifics regarding storage sizing and 

distance of the bike parking from walls and objects would be included in the Development Project Review 

(DPR) package of future proposed development project applications, which would be reviewed by the City 

as part of the permitting process.  

Response A1.19: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. Regarding Complete Streets, as detailed 

on page 5.13-2 of the Draft Supplemental EIR, the proposed Project would implement the City’s complete 

streets planning of the Mobility Element by providing new and improved pedestrian and bicycle circulation 

facilities near existing bus routes. Also, pursuant to General Plan Policy M-1.6, the proposed Specific Plan 

facilitates various street improvements that include widened parkways, bike lanes, improved sidewalk 

conditions, and a greenlink pedestrian path that would accommodate all users.  

Also, Chapter 5.0 of the proposed Specific Plan includes the Complete Street principles (pg. 5-3). Section 

3.4.1, Vehicular Circulation, of the Specific Plan lists proposed street improvements. In addition, pedestrian 

zone street cross sections are shown on pages 4-11 to 4-14 of the Specific Plan. Also, development specific 

details for each proposed development within the Specific Plan area, such as bike parking, pedestrian LED 

lighting, and signage would be reviewed by the City as part of the permitting process.  

Response A1.20: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. In regard to the recommendation for 

shared drop-off locations and automated parcel systems, shared on-street loading zones are permitted 

under the Specific Plan as per Chapter 5.0, Design Guidelines (pg. 5-7). As previously mentioned, no specific 

development project is being proposed; thus, no exact features and details regarding shared drop-off 

locations, loading zones, and automated parcel systems designs exist. However, future developments within 

the Specific Plan area may consider the use of automated parcel systems and circulation designs, including 

drop-off, loading zones, and parcel systems would be reviewed by the City as part of the permitting process.  

Response A1.21: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. Regarding truck parking, as per Chapter 

3.0 (pg. 3-4) of the Specific Plan, parking would be largely provided through above/underground 

structures. In addition, there would be designated delivery/service access to the retail portion of the Project 

site, as shown in Figure 3-7 of the Specific Plan. As previously mentioned, no specific development project is 

being proposed; thus, no exact features and details regarding truck parking needs exist. However, future 

developments within the Specific Plan area would include parking facilities that would be reviewed by the 

City as part of the permitting process. 

Response A1.22: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. Regarding on-street truck parking, per 

Section 4.5, Loading, of the Specific Plan, loading zones must be a minimum of 8 feet in width (pg. 4-16).  

As previously mentioned, no specific development project is being proposed; thus, no exact features and 

details regarding truck parking exist. However, future developments within the Specific Plan area would 

include parking facilities that would be reviewed by the City, including its Planning and Building and its 

Public Works agencies, as part of the permitting process, which would ensure that potential conflict between 

loading areas and bicycle or street lanes would not occur.  
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Response A1.23: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. Regarding freight and truck parking and 

delivery times, per Section 4.5, Loading, of the Specific Plan, every building involving the receipt or 

distribution by vehicle of materials or merchandise incidental to carrying on such activity shall be provided 

with at least one (1) space for standing, loading and unloading of vehicles to avoid undue interference with 

the public use of on-site travel aisles, streets, private roadways, and alleys. Further, on-street loading times 

should be minimized during the business hours of 11 am to 5 pm where feasible (pg. 4-16). As previously 

mentioned, no specific development project is being proposed; thus, no exact features and details regarding 

freight truck parking exist. However, the need and location for freight truck parking would be considered in 

future proposed developments within the Specific Plan area.  

Response A1.24: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. In regard to speed limit signs, off-site 

street improvements would include appropriate speed signage, as required by the City’s traffic engineering 

requirements and implemented through project specific permitting. Section 5.10, Signage, of the Specific 

Plan states that a Master Sign Program would be developed for the Specific Plan area. Onsite roadways 

would be required to provide speed signs pursuant to applicable state and City requirements that would 

also be verified through the City’s development permitting procedures.  

Response A1.25: This comment is related to Project features and does not provide any concerns or questions 

regarding the content or adequacy of the Draft Supplemental EIR. Regarding cargo bikes, as mentioned 

under Section 4.4, Parking, of the Specific Plan (pg. 4-15), bike parking would be provided based on use 

type. As described previously in Response A1.5, no specific development project is being proposed; thus, no 

exact construction features and details regarding bicycle rack designs exist. Instead, specifics regarding 

bike parking would be reviewed by the City as part of the permitting process for individual development 

projects. 

Response A1.26: Regarding equitable transportation access, CEQA is an environmental protection statute 

that is concerned with physical changes to the environment (CEQA Guidelines Section 15358(b)). The 

environment includes land, air, water, minerals, flora, fauna, ambient noise, and objects of historic or aesthetic 

significance (CEQA Guidelines Section 15360). The Project’s relation to equity is not considered effects on 

the environment (CEQA Guidelines Sections 15064(e) and 15131(a)). Thus, consistent with CEQA, the Draft 

Supplemental EIR includes an analysis of the Project’s potentially significant physical impacts on the 

environment and does not include substantial discussion of equity. 

Response A1.27: Regarding a discussion of equity in the Draft Supplemental EIR, CEQA is an environmental 

protection statute that is concerned with physical changes to the environment (CEQA Guidelines Section 

15358(b)). The environment includes land, air, water, minerals, flora, fauna, ambient noise, and objects of 

historic or aesthetic significance (CEQA Guidelines Section 15360). The Project’s relation to equity is not 

considered effects on the environment (CEQA Guidelines Sections 15064(e) and 15131(a)). Thus, consistent 

with CEQA, the Draft Supplemental EIR includes an analysis of the Project’s potentially significant physical 

impacts on the environment and does not include substantial discussion of equity. 

However, this Project would be consistent with the policies set forth in the General Plan Update (as discussed 

in Section 5.8, Land Use, of the Draft Supplemental EIR), in which multiple policies relate to environmental 

justice. In addition, the Draft Supplemental EIR Section 3.0, Project Description, and Section 5.13, 

Transportation, describe that implementation of the proposed Specific Plan would provide new multimodal 

transportation facilities, including, sidewalks, bicycle lanes, bus route accessibility, and roadway 

improvements that would increase transportation accessibility to all segments of the City’s population. 

Response A1.28: As described in the previous response, the proposed Project would increase multimodal 

mobility. Section 3.4.4, Transit, of the Specific Plan lists the existing Orange County Transportation Authority 
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(OCTA) bus routes that are adjacent to the Specific Plan area. In addition, Section 3.4.5, Rideshare, of the 

Specific Plan states that rideshare locations would be specifically located as a part of a Development Project 

Review package for future development projects. The Project includes development and improvements of 

existing sidewalks and bicycle routes that would connect to existing nearby developments and bus stops. 

OCTA bus routes and their connections to nearby train stations are also discussed in Section 5.13, 

Transportation, of the Draft Supplemental EIR.  

Response A1.29: Regarding transit use, as discussed in the Draft Supplemental EIR Sections 5.13.3 and 

5.13.6, the Project is within a Transit Priority Area and High Quality Transit Area. The Project is located in 

the immediate vicinity of six OCTA bus routes, some of which connect to Metrolink stations and will connect 

the future OC Streetcar that is now under construction. As detailed on page 5.13-12 of the Draft 

Supplemental EIR, the proposed Project would provide new facilities to enhance the use of public transit, 

pedestrian, and bicycle mobility. The Specific Plan includes provisions for the addition of a Class IV bike 

lane on Bristol Street, MacArthur Boulevard, and Sunflower Boulevard with a median buffer, which would 

enhance bicycle facilities within the Specific Plan’s vicinity. 

Response A1.30: This comment does not provide any concerns or questions regarding the adequacy of the 

Draft Supplemental EIR. In regard to the request for adequate wayfinding signage, Section 5.10, Signage, 

of the Specific Plan states that a Master Sign Program would be developed, to provide design guidance 

within the Specific Plan area. The Master Sign Program would include provision for wayfinding signs. 

Response A1.31: In regard to the need for an encroachment permit, it is acknowledged that an 

encroachment permit for any work performed within Caltrans right-of-way would need to be obtained. As 

discussed in the supplemental traffic analysis (Appendix A to this Final Supplemental EIR), one improvement 

under the jurisdiction of Caltrans is recommended (No. 37 under Year 2045 Buildout Plus Project Phases 1, 

2, and 3) on Bear Street at SR-73 NB Ramps, which recommends restriping the existing westbound left-turn 

lane to provide a shared left/right turn lane. At the time this improvement needs to be implemented, the City 

would coordinate with Caltrans and an encroachment permit would be obtained as required.  

Response A1.32: This comment requests continued coordination with Caltrans for any future developments 

that could potentially impact State transportation facilities. This comment does not provide any concerns or 

questions regarding the adequacy of the Draft Supplemental EIR. Caltrans District 12 will remain on the 

mailing list for the Project and will receive notification of availability of the Final Supplemental EIR, in 

addition to all other public notices for development projects that could potentially impact Caltrans facilities. 
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LETTER A2: Orange County Fire Authority, dated August 14, 2023 (3 pages)  
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Response to Comment Letter A2: Orange County Fire Authority 

Response A2.1: This comment provides an introduction to the letter from the Orange County Fire Authority 

(OCFA) and a summary of OCFA’s authority. The comment is introductory in nature and does not raise a 

specific issue with the adequacy of the Draft Supplemental EIR or raise any other CEQA issue. Therefore, no 

further response is required or provided. 

Response A2.2: In regard to the suggested corrections for the environmental setting for fire services, this 

paragraph has been revised to reflect the correct response data provided by OCFA, as demonstrated in 

Chapter 3, Errata, of this Final EIR. The revisions are a clarification that does not result in new or substantially 

more severe impacts and, thus, their addition does not require recirculation of the Draft EIR.  

Response A2.3: In regard to the suggested corrections for the environmental setting for fire services, Table 

5.11-1 has been revised to reflect the correct staffing data provided by OCFA, as demonstrated in Chapter 

3, Errata, of this Final EIR. The revisions are a clarification that does not result in new or substantially more 

severe impacts and, thus, their addition does not require recirculation of the Draft EIR. 

Response A2.4: In regard to the suggested corrections for the environmental setting for fire services, this 

paragraph has been revised to reflect the correct response data provided by OCFA, as demonstrated in 

Chapter 3, Errata, of this Final EIR. The revisions are a clarification that does not result in new or substantially 

more severe impacts and, thus, their addition does not require recirculation of the Draft EIR.  

Response A2.5: The City concurs with OCFA that any project in the City which increases residential 

population can potentially increase workload; however, this Project would not require provision of new or 

physically altered fire facilities and impacts would be less than significant. Regarding the applicable 

measures listed by OCFA, future implementing developments within the Related Bristol Specific Plan would 

be routed through the City’s administrative Development Project Review process prior to their approval, 

which would include review by OCFA for consistency with current editions of the California Building Code 

and California Fire Code. Furthermore, as described on page 5.11-6 of the Draft Supplemental EIR, future 

developments would be required to be developed consistent with OCFA Fire Prevention Guideline B-09, 

which requires the provision of Fire Master Plans for Commercial and Residential Development. Future 

projects would adhere to existing regulations for adequate emergency access, such as access to and around 

structures, as well as requirements for hydrants (including hydrant spacing) and amenity areas. In addition, 

the future development would be subject to review by the City and the OCFA for various construction 

document plan checks for the applicable fire life safety codes and regulations.  Further, fire department 

access shall be provided all around the buildings. Finally, it would be unlawful to occupy any portions of 

future buildings until the City Building and Safety Division and OCFA have conducted final inspection and 

sign off.  

Response A2.6: This comment provides thanks for the opportunity to comment and contact information should 

there be any questions related to the OCFA. The comment is conclusionary in nature and does not raise a 

specific issue with the adequacy of the Draft Supplemental EIR or raise any other CEQA issue. Therefore, no 

further response is required or provided. 
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LETTER A3: Orange County Airport Land Use Commission, dated August 16, 2023 (2 pages)  
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Response to Comment Letter A3: Orange County Airport Land Use Commission 

Response A3.1: This comment provides an introduction to the letter from the Orange County Airport Land 

Use Commission (ALUC) and describes the proposed Project. The comment is introductory in nature and does 

not raise a specific issue with the adequacy of the Draft Supplemental EIR or raise any other CEQA issue. 

Therefore, no further response is required or provided. 

Response A3.2: In regard to the John Wayne Airport (SNA) Horizontal Obstruction Imaginary Surface being 

penetrated, the Draft Supplemental EIR provides a comprehensive discussion related to the FAA FAR Part 

77 Horizontal Obstruction Imaginary Surface for SNA. In Section 5.6, Hazards and Hazardous Materials, on 

page 5.6-3, it is described that FAA FAR Section 77.17 (Obstruction Standards) states that an object could 

be an obstruction to air navigation if it is higher than 200 feet above ground level or the 100:1 imaginary 

surface and therefore, requires notification to FAA (per FAR Part 77). As detailed on page  

5.6-7, the Orange County AELUP states that an object that would be constructed within the height restriction 

or imaginary surface area of the airport is not necessarily incompatible but would be subject to FAA 

notification and an FAA aeronautical study to determine whether the proposed structures would constitute a 

hazard to air navigation or would affect the operation of the airport. 

On page 5.6-12 of the Draft Supplemental EIR it is described that the Project site is located within the 206-

foot-high imaginary surface area for SNA, which is shown on Figure 5.6-4; and therefore, FAA notification 

for the proposed Project would be required. Draft Supplemental EIR Figure 5.6-4 identifies the South Bristol 

Street Focus Area and the Project site’s location within the SNA Horizontal Surface Elevation of 206 feet 

AMSL. This information is also provided in Section 5.8, Land Use and Planning, on page 5.8-18 within the 

discussion of height restrictions. 

Page 5.6-27 of the Draft Supplemental EIR states that the tallest point on the buildings would be 

approximately 285 feet above the existing ground level, which is approximately 30 feet above sea level. 

Thus, the top of the tallest point on the buildings would be approximately 315 feet above sea level. It is 

further described that because the Project site is located 1.4 miles northwest of SNA and is not within the 

Airport’s safety zone, the proposed Project would not result in a safety hazard. However, as shown on Figure 

5.6-1, the Project site is located within the 206-foot-high imaginary surface area for SNA, and the proposed 

Project may include structures of 25 stories that would extend to approximately 315 feet above sea level. 

Therefore, FAA notification and study of the proposed Project structures above 206-feet high is required. 

The comment refers to Draft Supplemental EIR Table 5.8-2 in Section 5.8, Land Use and Planning. On pages 

5.8-24 and 5.8-25, Table 5.8-2 details that the tallest point on the buildings would be 285-feet from ground 

level requiring FAA’s notification and would not adversely affect aeronautical operations with compliance 

with AELUP and FAR Part 77 requirements, which includes an FAA aeronautical study to ensure that proposed 

structures would not constitute a hazard to air navigation. Additionally, the following table in Section 5.8, 

Land Use and Planning (Table 5.8-3), describes Project requirements related to FAR Part 77 Imaginary 

Obstruction Surfaces and the required determination by the FAA that proposed structures pose “no hazard” 

to air aviation. The discussion further details that the proposed Project would comply with this ALUC 

notification and all other applicable rules and regulations as they pertain to SNA and airport safety. Thus, 

the Draft Supplemental EIR does discuss and analyze the Project’s location within the FAA FAR Part 77 

Horizontal Obstruction Imaginary Surface for SNA and the EIR determined that Project-related hazard 

impacts associated with airport operations would be less than significant with compliance with existing 

regulations. 

Response A3.3: Regarding Section 2.1.2 of the AELUP for SNA, Section 2.1.3 of the AELUP for SNA states 

that in addition to the "imaginary surfaces," the Commission will use all of the FAR Part 77.23 standards 

along with the results of FAA aeronautical studies, or other studies deemed necessary by the Commission, in 

order to determine if a structure is an "obstruction." The FAA uses the 100:1 notification surface to help 
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identify projects that may interfere with airport operations. A project exceeding the 100:1 notification 

surface is not necessarily incompatible or an obstruction, but rather requires that the FAA be notified, so they 

can conduct an aeronautical study. 

This is described in the Draft Supplemental EIR on page 5.6-7, and details that the Orange County AELUP 

states that an object that would be constructed within the height restriction or imaginary surface area of the 

airport is not necessarily incompatible but would be subject to FAA notification and an FAA aeronautical 

study to determine whether the proposed structures would constitute a hazard to air navigation. The comment 

does not raise a specific issue with the adequacy of the Draft Supplemental EIR. 

Response A3.4: Regarding the decision by ALUC that the Project is inconsistent with Section 3.2.1 of the 

AELUP, the proposed Project would not adversely affect the continued operation of the airport. As described 

in Response A3.2, any structure that penetrates the Obstruction Imaginary Surface for SNA is subject to an 

FAA aeronautical study per FAR Part 77 regulations. Also, it should be noted that the project site is located 

outside of both the Medium and Short General Aviation Runway Safety Compatibility Zones for John Wayne 

Airport. Finally, as noted in the Draft Supplemental EIR, the project would not result in hazards related to 

excessive glare, light, steam, smoke, dust, or electronic interference. The comment is related to the height of 

the proposed structures and does not raise a specific issue with the adequacy of the Draft Supplemental EIR. 

Response A3.5: Regarding the recommendation from ALUC for a discussion of the Project’s location within 

the Horizontal Obstruction Imaginary Surface for SNA and an evaluation of the Project’s consistency with 

AELUP Policies 3.2.1, 3.2.6, and 3.2.7, the commenter is referred to Response A3.2, which provides a 

summary of the Draft Supplemental EIR’s discussion of the Project’s location within the Horizontal Obstruction 

Imaginary Surface for SNA. Draft Supplemental EIR Section 5.8, Land Use and Planning, Table 5.8-2 (pages 

5.8-23 through 5.8-25) provides an evaluation of the Project’s consistency with AELUP Policies 3.2.1, 3.2.6, 

and 3.2.7 based on the potential to penetrate the Horizontal Obstruction Imaginary Surface. Table 5.8-2 

describes that the tallest point on the proposed buildings would be 285 feet above the existing ground level, 

which would require compliance with FAA FAR Part 77 regulations (including those related to the Horizontal 

Obstruction Imaginary Surface for SNA) that would be ensured through the City’s development review and 

permitting process. These FAR Part 77 regulations include an FAA aeronautical study to ensure that proposed 

structures would not constitute a hazard to air navigation or otherwise affect the operation of the airport. 

Response A3.6: This comment provides thanks for the opportunity to comment and contact information should 

there be any questions related to the ALUC. The comment is conclusionary in nature and does not raise a 

specific issue with the adequacy of the Draft Supplemental EIR or raise any other CEQA issue. Therefore, no 

further response is required or provided. 
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LETTER O1: Lozeau Drury LLP on behalf of Supporters Alliance for Environmental Responsibility, 

received August 16, 2023 (1 page) 
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Response to Comment Letter O1: Lozeau Drury LLP on behalf of Supporters Alliance for Environmental 

Responsibility 

Response O1.1: This comment provides an introduction to the letter from Lozeau Drury LLP on behalf of the 

Supporters Alliance for Environmental Responsibility (SAFER) and provides a summary of the Project 

description. The comment is introductory in nature and does not raise a specific issue with the adequacy of 

the Draft Supplemental EIR or raise any other CEQA issue. Therefore, no further response is required or 

provided. 

Response O1.2: This comment asserts that the Draft Supplemental EIR fails as an informational document by 

failing to analyze all of the Project’s significant impacts and imposing all feasible mitigation measures. 

However, the comment does not provide substantial evidence of a significant environmental impact or the 

need to recirculate the Draft Supplemental EIR. A general response to a general comment is sufficient. 

(Browning-Ferris Indus. v. City Council (1986) 181 Cal.App.3d 852, 862.) The City disagrees with the 

commenter’s assertion. The Draft Supplemental provides an accurate and thorough analysis of all of the 

Project’s potential environmental impacts pursuant to CEQA. As discussed throughout the Draft Supplemental 

EIR, mitigation measures would be required for impacts related to air quality, cultural resources, geology 

and soils, greenhouse gas emissions, hazards and hazardous materials, noise, and tribal cultural resources 

as these impact areas are potentially significant after the imposition of existing regulations and standards 

conditions. For other impact areas, the Draft Supplemental EIR details that there is no nexus requiring 

mitigation pursuant to CEQA Guidelines Section 15126.4, subd. (a)(4)(A)-(B), as impacts would be less than 

significant.  

No conditions exist that would require recirculation of the Draft Supplemental EIR pursuant to CEQA 

Guidelines Section 15088.5. No new significant environmental impact would result from the Project or from 

a new mitigation measure proposed to be implemented, there is no substantial increase in the severity of an 

environmental impact, no feasible project alternative or mitigation measure considerably different from 

others previously analyzed would lessen the environmental impacts of the proposed Project, and the Draft 

Supplemental EIR is not fundamentally inadequate or conclusory in nature. 

Response O1.3: This comment asserts the right for the commenter to supplement these comments during the 

administrative process. The comment does not raise a specific issue with the adequacy of the Draft 

Supplemental EIR or raise any other CEQA issue. Therefore, no further response is required or provided. 

 

 

  



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-30 
Final EIR 

August 2024 

This page intentionally left blank. 

  



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-31 
Final EIR 

August 2024 

LETTER O2: Orange County Professional Firefighters Association IAFF Local 3631, received August 17, 

2023 (1 page) 
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Response to Comment Letter O2: Orange County Professional Firefighters Association IAFF Local 3631 

Response O2.1: This comment provides an introduction to the letter regarding the Project from the Orange 

County Professional Firefighters Association IAFF Local 3631. The comment is introductory in nature and does 

not raise a specific issue with the adequacy of the Draft Supplemental EIR or raise any other CEQA issue. 

Therefore, no further response is required or provided. 

Response O2.2: This comment does not provide substantial evidence of the asserted impact and does not 

comment on the adequacy of the Draft Supplemental EIR evaluation of fire protection services. 

The comment letter raises the issue of three-dimensional emergency response (access to floors above the 

ground level) which is not a part of the Orange County Fire Authority’s (OCFA) Standards of Coverage 

(deployment) criteria. In general, OCFA fire station service areas are approximately two miles in all 

directions from a fire station. This can change with topography and infrastructure impacts. As detailed in 

Section 3.0, Project Description, of the Draft Supplemental EIR, the proposed Project site is 41.3-acres, and 

the proposed Project includes a maximum of 3,750 residential units; not over 4,000. Section 5.11, Public 

Services, of the Draft Supplemental EIR, describes that there are currently 6 City-owned fire stations within 

approximately 4 miles of the Project site. The closest is 0.5 mile from the Project site (Station 76) and had a 

90th percentile response time of 8:11 minutes in 2022, which meets (is better than) the OCFA standard of 

90th percentile response time of 8:30 minutes. The first due area of the closest fire station (Station 76) 

already has several high-rise buildings within two miles of the fire station. Page 5.11-3 of the Draft 

Supplemental EIR describes that 2 percent of calls for service were for fire incidents in 2022. As the Project 

would be required to meet the California Fire Code is Title 24, Part 9 of the California Code of Regulations, 

as included in the Santa Ana Municipal Code Chapter 14, which would be ensured through the City’s 

development permitting process, fire hazards that would require a firefighting force to climb multiple flights 

of stairs would have a limited potential to occur. 

Further, Fire Station 76, the nearest fire station, is well within the five minutes of travel time set in the OCFA 

Standards of Coverage.  At average travel speeds of 25 mph, five minutes of travel time would allow the 

apparatus to travel 2.08 miles or twice the maximum distance to any point in the Project site.  Even at an 

average travel speed of 15 mph, the first due fire apparatus would be capable of traveling to any part of 

the Project site in less than five minutes. This exceeds the first-due unit requirements established by OCFA. 

Given the proximity of the closest fire station, it will provide up to three additional minutes to access the 

upper floors of the Project site. In buildings over 75 feet in height, elevators can be captured by firefighters 

to gain quicker access to the upper floors when needed.  Many of the larger structures in the Project site will 

have upgraded fire resistive construction due to their size and height, making them capable of holding a fire 

in check for a longer period of time. This increased construction along with automatic fire sprinklers in every 

dwelling unit and all large buildings coupled with enhanced fire control systems required of high-rise 

buildings (any structure with a habitable floor higher than 75 feet) are required due to the fact that it takes 

longer to get to an incident on the upper floors of a building. 

In addition, the Draft Supplemental EIR describes on page 5.11-2, that the City has a specific Fire Facilities 

Fee in Municipal Code Chapter 8-46 that is levied against proposed buildings over two stories in height to 

provide for unique firefighting equipment and fire station configurations. The purpose of the fire facilities 

fee is to provide revenue to pay for equipment needed to fight fires in buildings over two stories in height 

and to improve fire stations in the city as necessary to accommodate such equipment and otherwise augment 

the City's capability to fight fires in such buildings. All fire facility fee revenues are required to be deposited 

in an account separate and apart from other City revenues and may be expended solely to pay for the cost 

of the facilities identified in Chapter 8-46 of the Municipal Code. Also, page 5.11-6 of the Draft 

Supplemental EIR describes that OCFA Fire Prevention Guideline B-09, Fire Master Plans for Commercial 

and Residential Development, includes regulations for adequate emergency access, such as access to and 
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around structures would meet OCFA and California Fire Code requirements that include high rise provisions 

for buildings over 75 feet high that would be verified through the City’s development review and permitting 

process that would provide efficiency for fire teams to get to the furthest reaches of the Project.  

Overall, as detailed within the Draft Supplemental EIR, with 6 existing fire stations within approximately 4 

miles of the Project site, and the closest 0.5 mile from the site that is operating within the OCFA standards, 

the EIR determined that there are adequate nearby fire facilities to serve the proposed Project in addition 

to the existing service needs of the area; and construction of a new or expanded fire station would not be 

required. While the Project could result in an increased workload, OCFA will continue to evaluate workload 

for each Station on an ongoing basis. Further, as discussed in Letter A2, OCFA has reviewed the Project and 

Draft Supplemental EIR and has determined that additional resources are not necessary at this time, but they 

will continue to monitor the Station as the Project is developed and occupied. In addition, revenue provided 

by fire facility fees would provide for expanded fire protection and emergency medical staffing and 

equipment to supplement existing fire services. The comment does not provide evidence or any service nexus 

to substantiate the need for a new onsite fire station with a four-person engine company, or an equivalent 

mitigation. 

Response O2.3: This comment provides a contact phone number for any questions regarding the letter. The 

comment in conclusory in nature does not raise a specific issue with the adequacy of the Draft Supplemental 

EIR or raise any other CEQA issue. Therefore, no further response is required or provided. This letter will be 

forwarded to City decision makers as part of the Final Supplemental EIR. 
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LETTER O3: Mitchell M. Tsai on behalf of Southwest Carpenters “SWMSRCC”, received August 18, 2023 

(273 pages) 
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Response to Comment Letter O3: Mitchell M. Tsai on behalf of Southwest Carpenters “SWMSRCC” 

Response O3.1: This comment provides a summary of the Project description and description of the labor 

union. The comment is introductory in nature and does not raise a specific issue with the adequacy of the 

Draft Supplemental EIR or raise any other CEQA issue. Therefore, no further response is required or 

provided. 

Response O3.2: This comment does not provide substantial evidence of a significant environmental impact. 

In regard to requiring local workers during construction, according to the U.S. Census Bureau, 10,382 

individuals are employed in the construction industry in the City of Santa Ana.1 Therefore, future construction 

contractors could hire locally based on the substantial amount of construction workers living within the City 

of Santa Ana. Thus, the Project is anticipating hiring locally and environmental impacts including greenhouse 

gas emissions and VMT would not be further reduced upon hiring through the labor union. Additionally, 

pursuant to CEQA Guidelines Section 15131(a), economic or social effects of a Project shall not be treated 

as significant effects on the environment. Thus, no further response is required or provided.  

Response O3.3: As discussed in Response O3.2, according to the U.S. Census Bureau, 10,382 individuals 

are employed in the construction industry in the City of Santa Ana (U.S. Census Bureau 2023). Therefore, 

future construction contractors could hire locally based on the substantial amount of construction workers 

living within the City of Santa Ana.2 Thus, the Project is anticipating hiring locally and environmental impacts 

including air quality, GHG emissions and VMT would not be further reduced upon hiring through the labor 

union. Additionally, pursuant to CEQA Guidelines Section 15131(a), economic or social effects of a Project 

shall not be treated as significant effects on the environment. The comment does not raise a specific issue 

with the adequacy of the Draft Supplemental EIR or raise any other CEQA issue. The commenter references 

other cities that have implemented programs to hire local and trained work forces, and references 

publications that purport to show economic and environmental benefits of these practices. The commenter, 

however, does not identify any analysis deficiencies or inaccuracies in the proposed Project’s Draft 

Supplemental EIR. Moreover, the potential benefits of local, skilled labor requirements/policies have not 

been quantified, and are caveated in the commenter’s references (e.g., the GHG reduction associated with 

a local hire requirement and anticipated decreased worker trip length would “vary based on the location 

and urbanization level of the project site.”). The potential benefits of the recommended requirements, 

therefore, are speculative. Furthermore, as noted in the City of Hayward example, such policies have been 

promoted in general plans and municipal codes (not as CEQA mitigation). The commenter does not specify 

how requiring local hire or the other recommendations would achieve further reductions in GHG emissions 

during construction, nor does the commenter explain whether it is feasible or identify evidence supporting 

any implied conclusion that reductions would be achieved. For instance, the commenter does not provide any 

evidence that construction worker trip distance would be reduced through implementation of such measures. 

Therefore, no further response is required or provided. 

Response O3.4: The comment does not provide any substantial evidence concerning any environmental 

impact. In regard to COVID-19 training measures, the COVID-19 pandemic is an existing condition of 

temporary significance and not a Project-specific impact. Effects of the environment on a project are not 

subject to CEQA review (Public Resources Code Sections 21065 and 21068). COVID-19 is not an impact of 

the proposed Project. CEQA is generally not concerned with the effect the existing environment might have 

on proposed projects, and such effects are not treated as changes in the physical environment. See, e.g., 

California Bldg. Indus. Assn. v. Bay Area Air Quality Mgmt. Dist., 62 Cal. 4th 369, 378 (2015) (CEQA does 

not require analysis of impact that existing environmental conditions might have on project, its residents, or 

its users, except when required by specific statutory exception). Therefore, the City does not have to analyze 

the impact of COVID-19, an existing condition, on the Project. Moreover, in the absence of any applicable 

 
1,2 United States Census Bureau. Industry by Sex for the Full-Time, Year-Round Civilian. [online]: 

https://data.census.gov/table?q=santa+ana&t=Industry. Accessed September 19, 2023. 

https://data.census.gov/table?q=santa+ana&t=Industry
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methodology, such an analysis would be speculative. There are many responsible agencies that promulgate 

the appropriate standards, policies, and procedures to address infectious disease control including the 

Center for Disease Control, Occupational Safety and Health Administration, Cal/OSHA, California 

Department of Public Health, and local public health agencies. The Project will, to the extent applicable, 

comply with the regulations of various federal, state, and local agencies that are intended to control the 

spread of COVID-19. Therefore, none of the proposed measures are warranted. Further, as discussed on 

page 5.6-2 of Section 5.6, Hazards and Hazardous Materials, adherence to applicable hazard-specific 

OSHA standards is required to maintain worker safety. Compliance with CalOSHA regulations and 

associated programs would be required for the proposed Project due to the potential hazards posed by 

onsite construction activities and contamination from former uses, and would be ensured through the City’s 

construction permitting process.  

Response O3.5: The comment purports to describe CEQA and its requirements. Those are no specific 

comments on the Draft Supplemental EIR and raise no issue with its analysis. As discussed on page 2-5 of 

Section 2.0, Introduction, the City of Santa Ana held a scoping meeting for the proposed Project to solicit 

oral and written comments from the public and public agencies. The public scoping meeting was held on 

March 30, 2023. Comments received at the meeting are contained in Appendix A of the Draft Supplemental 

EIR. Additionally, the City of Santa Ana, as Lead Agency, prepared a NOP for the proposed Project, which 

was distributed on March 17, 2023 for a 30-day public review and comment period that ended on April 

17, 2023. The Draft Supplemental EIR was circulated for a 45-day public review period that allowed for 

public comments. Additionally, the Draft Supplemental EIR provides an accurate and thorough analysis of all 

of the Project’s potential environmental impacts pursuant to CEQA. As discussed throughout the Draft 

Supplemental EIR, mitigation measures would only be required for impacts related to air quality, cultural 

resources, geology and soils, greenhouse gas emissions, hazards and hazardous materials, noise, and tribal 

cultural resources as these impact areas are the only ones that are potentially significant after the imposition 

of existing regulations and standards conditions. In regard to these impact areas, the Project would 

implement all feasible mitigation required to reduce impacts to a less than significant level. For other impact 

areas, there would be no nexus requiring mitigation pursuant to CEQA Guidelines Section 15126.4, subd. 

(a)(4)(A)-(B), and impacts would be less than significant. Thus, the Draft Supplemental EIR is not fundamentally 

inadequate and conclusory in nature and the comment did not provide substantial evidence that would 

require recirculation. Therefore, no further response is warranted.  

Response O3.6: Regarding Project phasing, Section 3.0, Project Description, of the Draft Supplemental EIR 

identifies the proposed Specific Plan construction phasing. An overlap of construction phasing within blocks 

is speculative as that is not currently proposed by the Project. As described in Chapter 6 of the Specific Plan, 

construction of Phase 1 is expected to commence in the first quarter of 2026 with completion in the first 

quarter of 2030. Existing land uses in the Phase 2 and Phase 3 areas would be operational while Phase 1 

is under construction. Phase 2 is expected to commence in the second quarter of 2030 with completion in the 

fourth quarter of 2032. Phase 3 is expected to commence in the first quarter of 2033 with completion in the 

second quarter of 2036. As a Draft Supplemental EIR for a Specific Plan, the EIR is not required to analyze 

a speculative overlap of construction phasing. As substantiated by CEQA case law, the Draft Supplemental 

EIR is not required to analyze impacts from worst-case hypothetical buildout conditions as this analysis would 

be speculative (Napa Citizens for Honest Government v. Napa County Board of Supervisors (2001) 91 

Cal.App.4th 342, 373 [“[a]n EIR is not required to engage in speculation in order to analyze a ‘worst case 

scenario.’”].) The Draft Supplemental EIR’s analysis is based on reasonable assumptions regarding buildout, 

including analyzing the potential impact of multi-phase construction on Project-established uses, as well as 

surrounding existing uses. The commenter is referred to the Draft Supplemental EIR’s noise and air quality 

analyses, for instance, which consider the potential impacts of each phase on existing off-site and future on-

site receptors. Future projects pursuant to the Specific Plan would undergo Development Project Review by 

the City, which would ensure that they are developed consistent with the assumptions set forth in the 
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Supplemental EIR, including assumptions for phasing. Further, pursuant to General Plan Final EIR Mitigation 

Measure AQ-1, any change to the Project that requires a discretionary approval by the City of Santa Ana 

would require preparation of a technical assessment evaluating potential project construction-related air 

quality impacts and inclusion of additional mitigation measures, beyond those already identified in this 

Supplemental EIR. 

Response O3.7: Pursuant to Section 15126.6, subd. (a) of the CEQA Guidelines, an EIR shall describe a 

range of reasonable alternatives to the Project, which would feasibly attain most of the objectives of the 

Project but would avoid or substantially lessen any of the significant effects of the Project. Both build 

alternatives considered would result in less than significant noise, cultural resources, geology and soils, 

hazardous material, population and housing, transportation, and land use impacts with implementation of 

the same mitigation measures. 

Regarding air quality, Section 6.0, Alternatives, of the Draft Supplemental EIR details in Table 6-4 that 

impacts from Alternative 1 would be less than the proposed Project and that operational impacts from 

Alternative 2 would be less than significant with mitigation, which is less than the proposed Project. Thus, the 

alternatives evaluated in the Draft Supplemental EIR reduce the significant and unavoidable air quality 

impact. 

Regarding park and recreation impacts, as detailed in the City’s GPU FEIR, due to the existing deficiency in 

parkland in the City of Santa Ana and urban developed nature of the City, without sufficient available 

undeveloped sites or areas suitable for redevelopment for additional parkland, impacts related to buildout 

of the City’s GPU, including the South Bristol Street Focus Area and the Specific Plan area, would cumulatively 

contribute. The impact related to parks and recreational lands within the City would occur without the Project 

due to the lack of available land and the GPU policy of 3 acres of public park and/or recreational space 

per 1,000 residents. The GPU FEIR concluded that impacts to parks and recreation would be a significant 

and unavoidable impact. Nevertheless, the Project would provide approximately 17.21 acres of public and 

private open space. However, Table 6-4 details that impacts to parks and recreation from Alternative 3 

would be less than the proposed Project; thus, the alternatives evaluated would reduce the impact of the 

Project. Thus, the Draft Supplemental EIR includes a reasonable range of alternatives. Thus, the alternatives 

within the Draft Supplemental EIR are not fundamentally inadequate, do not need to be revised, and the 

comment did not provide substantial evidence that would require recirculation.  

Response O3.8: The City disagrees with the assertion that Mitigation Measures AQ-1 and AQ-3 constitute 

mitigation deferral. As set forth in CEQA Guidelines Section 15126.4, subd. (a)(1)(B), mitigation measures 

may specify performance standards for mitigating a significant impact when it is impractical or infeasible to 

specify the specific details of mitigation during the EIR review process, provided the lead agency commits to 

implement the mitigation, adopts the specified performance standard, and identifies the types of actions 

that may achieve compliance with the performance standard. As described in Section 3.0 of the Draft 

Supplemental EIR, the proposed Project is a Specific Plan and at this time, no specific development project 

is being proposed. Therefore, it is not feasible to prepare specific construction traffic control plans or 

transportation demand management plans at this time. However, as required for mitigation measures, both 

Mitigation Measure AQ-1 and Mitigation Measure AQ-3 set forth specified performance standards to meet 

applicable emissions reductions and would be required to be implemented for all future developments within 

the Specific Plan area.  

Mitigation Measure AQ-1 does not defer mitigation as it is properly formulated to require specific actions 

such as implementation fugitive dust control measures, requiring Tier 4 Final equipment, and limiting idling in 

order to reduce construction related air quality emissions. Regarding the construction traffic control plan 

required by Mitigation Measure AQ-1, while the formulation of the specific plan would be deferred to a 

later date once construction specifications are known, the measure requires exact performance standards 

for what is required within the construction traffic control plan, including identification of staging areas, 
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proposed road closures, and hours of construction and the design of the plan in order to minimize impacts to 

roads frequented by non-truck traffic.  

Mitigation Measure AQ-3 does not constitute improperly deferred mitigation as it requires specific 

performance standards and criteria for inclusion within the Commute Trip Reduction (CTR)/Transportation 

Demand Management (TDM). For example, Mitigation Measure AQ-3 discusses specific TDM requirements, 

which shall be implemented by the Project such as, coordination with the local transit service provider, 

preferential carpool parking, ride-matching assistance, and bicycle end of trip facilities, among others. All 

of these TDM measures have demonstrated emissions reductions set forth in the California Air Pollution Control 

Officers Association (CAPCOA) Handbook for Analyzing Greenhouse Gas Emission Reductions, Assessing 

Climate Vulnerabilities, and Advancing Health and Equity. Therefore, pursuant to CEQA Guidelines Section 

15126.4, subd. (a)(1)(B), Mitigation Measures AQ-1 and AQ-3 do not constitute mitigation deferral.  

Response O3.9: As discussed on page 5.6-2 of Section 5.6, Hazards and Hazardous Materials, adherence 

to applicable hazard-specific OSHA standards is required to maintain worker safety. Compliance with 

CalOSHA regulations and associated programs would be required for the proposed Project due to the 

potential hazards posed by onsite construction activities and contamination from former uses. Page 5.6-11 

of the Draft Supplemental EIR describes regulations related to construction and asbestos and lead based 

paint materials that protect both the environment and human health. As detailed on page 5.6-24, asbestos 

abatement contractors must follow state regulations contained in California Code of Regulations Sections 

1529, and 341.6 through 341.14 as implemented by SCAQMD Rule 1403 to ensure that asbestos removed 

during demolition or redevelopment of the existing buildings is transported and disposed of at an 

appropriate facility. The contractor and hauler of the material are required to file a Hazardous Waste 

Manifest which details the hauling of the material from the site and the disposal of it. Section 19827.5 of 

the California Health and Safety Code requires that local agencies not issue demolition permit until an 

applicant has demonstrated compliance with notification requirements under applicable federal regulations 

regarding hazardous air pollutants, including asbestos. These requirements are included as PPP HAZ-1 to 

ensure that the Project applicant submits verification to the City that the appropriate activities related to 

asbestos have occurred, which would reduce the potential of impacts related to asbestos to a less than 

significant level. 

Likewise, page 5.6-11of the Draft Supplemental EIR describes that the Code of Federal Regulations Title 

29, Section 1926.62, and the California Code of Regulations Title 8 Section 1532.1, as implemented by 

CalOSHA cover the demolition, removal, cleanup, transportation, storage, and disposal of lead-containing 

material. CalOSHA’s Lead in Construction Standard requires project applicants to develop and implement 

a lead compliance plan when lead-based paint would be disturbed during construction or demolition 

activities. The plan must describe activities that could emit lead, methods for complying with the standard, 

safe work practices, and a plan to protect workers from exposure to lead during construction activities. In 

addition, CalOSHA requires 24-hour notification if more than 100 SF of lead-based paint would be 

disturbed. These requirements are included as PPP HAZ-2 to ensure that the Project applicant submits 

verification to the City that the appropriate activities related to lead have occurred, which would reduce the 

potential of impacts related to lead-based materials to a less than significant level. 

Additionally, Draft Supplemental EIR Section 5.6, Hazards and Hazardous Materials includes Mitigation 

Measure HAZ-1 to ensure a Soil Management Plan is prepared by a qualified hazardous materials 

consultant and shall detail procedures and protocols for excavation and disposal of potential hazardous 

materials within soils consistent with applicable regulations and standards. Thus, the hazards and hazardous 

materials analysis appropriately analyzes impacts related to hazards and hazardous materials and includes 

appropriate mitigation to reduce potential impacts to a less than significant level. The comment does not 

provide any substantial evidence concerning any environmental impact.  
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Response O3.10: The Draft Supplemental EIR provides a clear discussion of how the Project would implement 

the City’s GPU. As discussed on page 5.8-27 of the Draft Supplemental EIR, Table 5.8-3 details the Project 

consistency with relevant general plan update goals, policies, and objectives. As discussed on page 5.8-43, 

the proposed Project includes a zone change of the site from C-2 and CR to Specific Plan to implement the 

General Plan land use designation and Focus Area designations. The City’s Municipal Code Section 41-592 

states that the provisions in a specific plan shall control the use and development of property in the SP 

district; that the purpose of the SP district is to provide for the orderly implementation of the area, provide 

specific development standards for the site, and limit uses to those stated in the applicable specific plan. 

Thus, the Draft Supplemental EIR adequately analyzes the land use findings with substantial evidence and 

discusses the Project’s entitlements. Therefore, no revisions to the Draft Supplemental EIR is warranted.  

Response O3.11: As described in Responses O3.2 through O3.4, the proposed Project is anticipated to 

hiring from the local workforce and the Project would not result in impacts related to COVID-19. However, 

as detailed in Section 5.6, Hazards and Hazardous Materials, adherence to applicable hazard-specific OSHA 

standards is required to maintain worker safety. Compliance with CalOSHA regulations and associated 

programs related to human health would be required for the proposed Project. The comment does not 

provide any substantial evidence concerning any environmental impact. The comment does not raise any 

specific concerns with the adequacy of the Draft Supplemental EIR. Therefore, no further response is required. 

Response O3.12: The comment does not provide any substantial evidence concerning any environmental 

impact. The comment introduces Soil Water Air Protection Enterprise (SWAPE) and introduces the technical 

comments relating to GHG emissions and worker trip lengths. The comment is introductory in nature and does 

not raise a specific issue with the adequacy of the Draft Supplemental EIR or raise any other CEQA issue. 

Therefore, no further response is required or provided. 

Response O3.13: The comment does not provide any substantial evidence concerning any environmental 

impact. The comment introduces CalEEMod and discusses how VMT can be reduced by decreasing the 

average trip length. The comment is general in nature and does not raise a specific issue with the adequacy 

of the Draft Supplemental EIR or raise any other CEQA issue. Therefore, no further response is required or 

provided. 

Response O3.14: The comment does not provide any substantial evidence concerning any environmental 

impact. This comment provides technical information on default trip lengths within CalEEMod and how to 

calculate and justify trip lengths. The comment is not specific to the proposed Project and does not provide 

any substantial evidence concerning any environmental impact. The comment does not raise any specific 

concerns with the adequacy of the Draft Supplemental EIR. Therefore, no further response is required or 

provided. 

Response O3.15: The comment does not provide any substantial evidence concerning any environmental 

impact. This comment provides a summary of an example on the potential impact of local hire provisions on 

construction related GHG emissions utilizing the Village South Specific Plan in the City of Claremont. The 

comment states that for example, the Village South Specific Plan reduced the default trip length of 14.7 

miles to 10 miles, which resulted in a decrease of GHG emissions by approximately 17% for the example 

project. As shown on page 91 of the CalEEMod Emissions Model Outputs attachment to Appendix I of the 

Draft Supplemental EIR, the trip length utilized for the proposed Project’s GHG analysis was 18.5 miles. 

Using this conservative construction worker trip length, GHG emissions resulting from construction and 

operation of the proposed Project would be less than significant with mitigation incorporated, as stated on 

page 5.5-17 of the Draft Supplemental EIR. The comment does not provide any substantial evidence 

concerning any environmental impact. The comment does not raise any specific concerns with the adequacy 

of the Draft Supplemental EIR. This comment and response will be forwarded to all decision-making bodies 

to inform their decision on the Project.  



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-314 
Final EIR 

August 2024 

This page intentionally left blank. 

  



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-315 
Final EIR 

August 2024 

LETTER O4: UNITE HERE Local 11, received August 21, 2023 (16 pages) 
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Response to Comment Letter O4: UNITE HERE Local 11 

Response O4.1: This comment provides an introduction to the letter regarding the Project and provides a 

summary of the Project description and the discretionary actions that the City would consider, as the Lead 

Agency. The comment is introductory in nature and does not raise a specific issue with the adequacy of the 

Draft Supplemental EIR or raise any other CEQA issue. Therefore, no further response is required or 

provided. 

Response O4.2: This comment does not provide substantial evidence of a significant environmental impact. 

In regard to the provision of affordable units by the Project, the proposed Specific Plan does not include 

specific requirements for affordable units. However, the proposed Project would result in a residential density 

of 91 du/ac, which would allow the potential for each proposed residential or mixed-use development to 

include affordable residential units. Section 3.6 of the proposed Specific Plan describes that the City of 

Santa Ana has established an Affordable Housing Opportunity and Creation Ordinance (AHOCO) to 

encourage the development of housing that is affordable to a range of households with varying income 

levels. The Ordinance is applicable to new residential projects within the Specific Plan area that meet certain 

criteria. As implementing projects in the Specific Plan area are submitted to the City for review, they would 

be required to comply with the City’s AHOCO or the Project’s Development Agreement when approved.  

Regarding in-lieu fees for parkland, Section 5.12, Parks and Recreation, of the Draft Supplemental EIR 

describes that the proposed Project would provide approximately 17.21 acres of public and private open 

space, inclusive of 13.1 acres of publicly accessible open space and recreational facilities onsite. Municipal 

Code Section 34-204 sets forth the requirements for the dedication of land for parks and recreational 

purposes, and that for multi-family developments, Section 34-204 requires 0.005 acres or 209.1 SF of land 

to be dedicated for parks or recreational purposes per dwelling unit. In addition, it describes that Municipal 

Code Sections 35-110 and 35-111 require that any person adding net residential units or converting 

apartments to condominiums in the City of Santa Ana shall pay parkland fees to the City prior to the issuance 

of a building permit. Thus, the in-lieu fees related to parkland are consistent with the City’s existing 

regulations and were described in the Draft Supplemental EIR and would be required in order to implement 

the Project. 

In regard to the Draft Supplemental EIR’s air quality, GHG, and VMT analysis, the City disagrees with the 

commenter’s assertion that the Draft Supplemental EIR does not properly analyze or disclose impacts related 

to air quality and GHG emissions or VMT. The Draft Supplemental EIR does adequately analyze the Project’s 

air quality and GHG impacts in Section 5.1, Air Quality, and Section 5.5, Greenhouse Gas Emissions. Also, 

the VMT analysis is included in Section 5.13, Transportation, starting on page 5.13-21, and determined that 

impacts would be less than significant and no mitigation measures are required. The comment does not 

provide any supporting detail or substantive evidence related to a potential air quality, greenhouse gas 

emissions, or VMT impact that would occur from the Project or a specific detailed concern about the Draft 

Supplemental EIR analysis of these topics. Therefore, no further response is required or provided. 

Response O4.3: The comment does not provide any evidence that the suggested mitigation measures would 

lessen a significant impact identified in the Draft Supplemental EIR. In regard to mitigation for affordable 

housing, the comment does not identify any potential environmental impacts related to affordable housing 

units. Affordable housing is an economic and social issue. CEQA is an environmental protection statute that is 

concerned with physical changes to the environment (CEQA Guidelines Section 15358(b)). The environment 

includes land, air, water, minerals, flora, fauna, ambient noise, and objects of historic or aesthetic significance 

(CEQA Guidelines Section 15360). The Project’s potential economic and social effects are not considered 

effects on the environment (CEQA Guidelines Sections 15064(e) and 15131(a)). Thus, consistent with CEQA, 

the Draft Supplemental EIR includes an analysis of the Project’s potentially significant physical impacts on the 

environment and does not include substantial discussion of the Project’s economic or social effects. Because 

no environmental impacts related to affordable housing would occur, mitigation measures are not required.  
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Regarding mitigation for in-lieu fees, as described previously in Response O4.2, the proposed Project would 

be required to pay in-lieu fees that are required pursuant to the City’s Municipal Code Sections 35-108, 

35-110, and 35-111, which are based on the Mitigation Fee Act (Government Code Sections 66000, et 

seq). Thus, future payment of park in-lieu fees is required per the City’s Municipal Code and will be paid 

prior to implementation of future development Projects within the Specific Plan. 

Regarding a Traffic Demand Management (TDM) program, Section 1.0, Executive Summary, and Section 5.1, 

Air Quality, of the Draft EIR include Mitigation Measure AQ-3, which requires a TDM plan to reduce mobile 

GHG emissions for all uses. Mitigation Measure AQ-3 includes specific requirements for non-residential uses 

that would be applicable to the proposed hotel use, such as ride-matching assistance, preferential carpool 

parking, flexible work schedules for carpools, half-time transportation coordinators, providing a web site or 

message board for coordinating rides, designating adequate passenger loading and unloading and waiting 

areas for ride-sharing vehicles, and including bicycle end of trip facilities. Mitigation Measure AQ-3 requires 

that a TDM plan be approved by the City of Santa Ana prior to the issuance of building permits.  

In regard to mitigation for food recycling, the proposed hotel use and all proposed food related commercial 

uses are required to implement a food waste program pursuant to AB 1826 that requires businesses to 

recycle organics.  In addition, the commercial uses involving food would be required to implement an edible 

food donation and recovery program that is required pursuant to SB 1383 that establishes targets to reduce 

food waste that would otherwise end up in the landfill, and to increase edible food recovery by 20%, by 

2025. SB 1383 requires food generators to donate to food recovery organizations (such as food banks 

and/or food pantries) the maximum amount of edible food they would otherwise throw away, and that this 

be implemented and tracked by the City. Implementation of both of these requirements would be ensured 

through the City’s development and business occupancy permitting. 

Regarding the VMT analysis, the comment does not identify specific recommendations to reduce emissions 

and the VMT analysis is included in Section 5.13, Transportation, starting on page 5.13-21, determined that 

impacts would be less than significant, and no mitigation measures are required. Therefore, no further 

response is required or provided. 

Regarding recirculation of the Draft Supplemental EIR, as substantiated by the responses above and below, 

none of the conditions arise which would require recirculation of the Draft Supplemental EIR pursuant to 

CEQA Guidelines Section 15088.5. No new significant environmental impact would result from the Project 

or from a new mitigation measure proposed to be implemented, there is no substantial increase in the severity 

of an environmental impact, no feasible project alternative or mitigation measure considerably different 

from others previously analyzed would lessen the environmental impacts of the proposed Project, and the 

Draft Supplemental EIR is not fundamentally inadequate and conclusory in nature. 

Response O4.4: This comment provides a general introduction to Local 11 and describes its interest in 

advocating for environmental sustainability and standing in challenging project approvals. This comment 

does not provide any comments about the proposed Project and does not raise a specific issue with the 

adequacy of the Draft Supplemental EIR. Therefore, no further response is required or provided. 

Response O4.5: This comment does not provide any comments about the proposed Project and does not 

raise a specific issue with the adequacy of the Draft Supplemental EIR. However, in regard to City policies 

for housing, it should be noted that the proposed Project would implement housing in an area where housing 

does not exist and would expand housing in the City by providing new housing on a site that was previously 

developed with large surface parking lots and non-residential uses. Thus, the proposed Project would 

increase the land available for housing and housing stock within the City. Section 5.10, Land Use and Planning, 

of the Draft Supplemental EIR details the Project’s consistency with land use and municipal code regulations 

related to housing.  
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Response O4.6: In regard to affordable housing and the Project’s consistency with affordable housing goals, 

as detailed in Response O4.3, affordable housing is an economic and social issue. CEQA is an environmental 

protection statute that is concerned with physical changes to the environment (CEQA Guidelines Section 

15358(b)). The environment includes land, air, water, minerals, flora, fauna, ambient noise, and objects of 

historic or aesthetic significance (CEQA Guidelines Section 15360). The Project’s potential economic and 

social effects are not considered effects on the environment (CEQA Guidelines Sections 15064(e) and 

15131(a)). Thus, consistent with CEQA, the Draft Supplemental EIR includes an analysis of the Project’s 

potentially significant physical impacts on the environment and does not include substantial discussion of the 

Project’s economic or social effects, including the provision of affordable housing. Nevertheless, the Project 

would be consistent with the policies set forth by the SCAG RTP/SCS to promote diverse housing choices as 

demonstrated on Table 5.8-1 of the Draft Supplemental EIR and with City policies to expand housing 

opportunities.  

However, the development resulting from the proposed Specific Plan would be required to implement all 

City ordinances related to the provision of affordable housing unless they are superseded by the 

Development Agreement. Further, such economic and social effects are important and will be considered by 

the City’s decision makers in determining what action to take on the proposed Project, and future specific 

housing developments. The Planning Commission and City Council will hold publicly‐noticed hearings to 

consider the proposed Specific Plan Project, which will include consideration of the Project’s merits (including 

economic and social effects). 

Response O4.7: In regard to recirculation and affordable housing requirements, as described in Response 

O4.6, affordable housing is an economic and social issue that is not covered by CEQA, which focuses on 

impacts to the environment. Because affordable housing is not an environmental impact, mitigation measures 

pursuant to CEQA are not required. Further, as detailed in Draft Supplemental EIR Section 6.0, Alternatives, 

the selection and analysis of CEQA alternatives are based on the feasibility to avoid or lessen significant 

environmental impacts (pursuant to CEQA Guidelines Section 15126.6(a)). Because affordable housing 

related issues do not constitute an environmental impact, an alternative that includes mandatory affordable 

unit requirements is not required. However, it should be noted that City Ordinance No. NS-3019 and the 

Project’s Development Agreement includes affordable unit requirements or in-lieu fee payments that would 

be implemented, as ensured through the City’s development review and permitting process.  

As substantiated by the responses above and below, none of the conditions arise which would require 

recirculation of the Draft Supplemental EIR pursuant to CEQA Guidelines Section 15088.5. No new significant 

environmental impact would result from the Project or from a new mitigation measure proposed to be 

implemented, there is no substantial increase in the severity of an environmental impact, no feasible project 

alternative or mitigation measure considerably different from others previously analyzed would lessen the 

environmental impacts of the proposed Project, and the Draft Supplemental EIR is not fundamentally 

inadequate and conclusory in nature. 

Response O4.8: Regarding an assessment of the Project’s impacts on biological resources, biological 

resources were evaluated in Section 5.16, Mandatory Findings of Significance, on pages 5.16-8 through 

5.16-10, which determined that potentially significant impacts related to biological resources would not 

occur from implementation of the proposed Project. As discussed on Draft Supplemental EIR page 5.16-9, 

the Project site is developed with 16 commercial buildings surrounded by paved surfaces within a completely 

urbanized area. The comment does not identify any specific potential environmental impacts related to 

biological resources; thus, no further response related to this topic is required or provided. 

In regard to recreational impacts and payment of in-lieu fees, as described previously in Response O4.2, 

the proposed Project would be required to pay in-lieu fees that are required pursuant to the City’s Municipal 

Code Sections 35-108, 35-110, and 35-111, which are based on the Mitigation Fee Act (Government Code 

Sections 66000, et seq. The existing City municipal codes and the requirements for provision of parkland 
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and/or in-lieu fees be paid prior to building permitting provides a means of monitoring/enforcing these 

provisions. As such, the in-lieu fees would be an existing regulatory requirement placed on all projects within 

the City of Santa Ana and would not constitute mitigation under CEQA as mitigation measures are above-

and beyond existing laws, regulations, and requirements that would reduce environmental impacts. In 

addition, while not meeting the 3.0 standard, the Project proposes to provide approximately 1.4 acres of 

publicly accessible open space per 1,000 residents, which exceeds the approximately 1.2 acres per 1,000 

residents currently existing within the City. Further, as discussed on page 5.12-6 of the Draft Supplemental 

EIR, the City of Santa Ana is essentially fully built out and there is a lack of available vacant land to develop 

substantial new parks or expand existing recreational facilities. Therefore, there would be no feasible 

mitigation measures that would be able to reduce the proposed Project’s contribution to significant impacts 

related to the City’s unsatisfactory level of resident to parkland ratio and impacts would be significant and 

unavoidable.  

Regarding recirculation of the Draft Supplemental EIR, as substantiated by the responses above and below, 

none of the conditions arise which would require recirculation of the Draft Supplemental EIR pursuant to 

CEQA Guidelines Section 15088.5. No new significant environmental impact would result from the Project 

or from a new mitigation measure proposed to be implemented, there is no substantial increase in the severity 

of an environmental impact, no feasible project alternative or mitigation measure considerably different 

from others previously analyzed would lessen the environmental impacts of the proposed Project, and the 

Draft Supplemental EIR is not fundamentally inadequate and conclusory in nature. 

Response O4.9: In regard to overlapping/concurrent construction of multiple phase areas, Section 3.0, 

Project Description, of the Draft Supplemental EIR identifies the proposed Specific Plan construction phasing. 

An overlap of construction phasing is speculative as that is not currently proposed by the Project. As described 

in Chapter 6 of the Specific Plan, construction of Phase 1 is expected to commence in the first quarter of 

2026 with completion in the first quarter of 2030. Existing land uses in the Phase 2 and Phase 3 areas would 

be operational while Phase 1 is under construction. Phase 2 is expected to commence in the second quarter 

of 2030 with completion in the fourth quarter of 2032. Phase 3 is expected to commence in the first quarter 

of 2033 with completion in the second quarter of 2036. As a Draft Supplemental EIR for a Specific Plan, the 

EIR is not required to analyze a speculative overlap of construction phasing. As substantiated by CEQA case 

law, the Draft Supplemental EIR is not required to analyze impacts from worst-case hypothetical buildout 

conditions as this analysis would be speculative (Napa Citizens for Honest Government v. Napa County 

Board of Supervisors (2001) 91 Cal.App.4th 342, 373 [“[a]n EIR is not required to engage in speculation in 

order to analyze a ‘worst case scenario.’”].) The Draft Supplemental EIR’s analysis is based on reasonable 

assumptions regarding buildout, including analyzing the potential impact of multi-phase construction on 

Project-established uses, as well as surrounding existing uses. The commenter is referred to the Draft 

Supplemental EIR’s noise and air quality analyses, for instance, which consider the potential impacts of each 

phase on existing off-site and future on-site receptors. Future projects pursuant to the Specific Plan would 

undergo Development Project Review by the City, which would ensure that they are developed consistent 

with the assumptions set forth in the Supplemental EIR, including assumptions for phasing. Further, pursuant to 

General Plan Final EIR Mitigation Measure AQ-1, any change to the Project that requires a discretionary 

approval by the City of Santa Ana would require preparation of a technical assessment evaluating potential 

project construction-related air quality impacts and inclusion of additional mitigation measures, beyond those 

already identified in this Supplemental EIR. The comment does not provide substantial evidence of significant 

environmental effects that were not identified in the Draft Supplemental EIR. 

Response O4.10: In regard to construction emissions overlapping with existing operational emissions, as 

described in Section 5.1, Air Quality, of the Draft Supplemental EIR (page 5.1-20), an air quality analysis 

pursuant to SCAQMD criteria, focuses on the nature and magnitude of the change in the air quality 

environment due to implementation of the proposed Project, based on the maximum development assumptions 

(e.g., the net change). Thus, the calculation of potential air quality impacts is based on the emissions that 
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would be generated by the proposed Project and not by the existing operational emissions within an area 

(including the existing Phase 2 and 3 areas). In actuality, the existing regional emissions (including those from 

the existing development on the site) assist in setting the air quality emissions thresholds. The SCAQMD 

thresholds represent the maximum emissions from a project that are not expected to cause or contribute to 

an exceedance of the most stringent federal or state ambient air quality standard based on the existing 

regional emissions. For this reason, air quality emissions thresholds are different in different air basins 

throughout the State. Overall, the air quality analysis of impacts of the proposed Project appropriately 

identifies emissions from the proposed Project, and pursuant to SCAQMD and CalEEmod emissions modeling 

criteria, evaluates the proposed Project’s potential to cause or contribute to an impact on the environment. 

The comment does not provide substantial evidence of significant environmental effects that were not 

identified in the Draft Supplemental EIR. 

Response O4.11: In regard to construction emissions overlapping with existing operational emissions, as 

described in Response O4.10, pursuant to SCAQMD methodology the calculation of potential air quality 

impacts is based on the emissions that would be generated by the proposed Project and not by the existing 

operational emissions within an area (including the existing Phase 3 area). The air quality analysis 

appropriately identifies emissions generated by the proposed Project and compares those emissions to the 

SCAQMD thresholds. Section 5.1, Air Quality, of the Draft Supplemental EIR also includes mitigation measures 

to reduce the Project’s construction emissions. Overall, the air quality methodology included in the Draft 

Supplemental EIR is consistent with SCAQMD methodology, and no additional analysis is required.  

Response O4.12: In regard to overlapping net operational emissions from Phase 1 and Phase 2 and Phase 

3 construction, as described in Responses O4.10 and O4.11, pursuant to SCAQMD methodology the 

calculation of potential air quality impacts is based on the net increase in emissions that would be generated 

by the Project. Because the new uses on the Project site would replace the existing uses, the emissions from 

the existing uses would not be included in the increase in emissions from the Project. CEQA evaluates an 

increase over baseline conditions. Thus, the air quality analysis appropriately identifies the increase of 

emissions that would be generated by the proposed Project. The comment does not provide substantial 

evidence of significant environmental effects that were not identified in the Draft Supplemental EIR. 

Response O4.13: In regard to the Draft Supplemental EIR not properly disclosing significant impacts related 

to air quality, this comment provides no substantial evidence of significant environmental effects associated 

with the Project’s air quality emissions. As detailed in Responses O4.10 through O4.12, the Draft 

Supplemental EIR appropriately evaluates the increase in air quality emissions that would result from the 

Project and their potential impacts pursuant to SCAQMD methodology. Therefore, no new construction 

related air quality emissions impacts would occur that were not already disclosed in the Draft Supplemental 

EIR, and no new mitigation measures are required. 

Response O4.14: Regarding the Project site being larger than the 5-acre localized significance thresholds 

(LSTs) for the localized construction air quality analysis, the LST analysis is not based on the size of the Project 

site. As detailed in the Air Quality Assessment included in Appendix B of the Draft Supplemental EIR (page 

50), the SCAQMD Final Localized Significance Threshold Methodology is based on the area of daily ground 

disturbance. To provide a conservative estimate of potential LST emissions, the air quality analysis calculated 

construction emissions using the CalEEMod default construction equipment mixture for the entirety of the 

disturbance area for each phase and associated number of equipment hours based on 8-hours a day of 

usage and the maximum daily soil disturbance activity possible for each piece of equipment. It is highly 

conservative that all of the project equipment would be operating for an entire 8-hour day over the maximum 

acreage possible by the equipment. Those emissions were then presumed to occur over a 5-acre area, as 

opposed to the entire phase area, which concentrates the emissions within a small dispersion area and thus 

results in a conservative LST analysis at nearby receptors. Further, for operations, while the Project acreage 

is greater than 5 acres per day, LST impacts may still be conservatively evaluated using the LST look-up 
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tables for a 5-acre disturbance area. Use of the 5-acre disturbance area thresholds can be used to show 

that even if the daily emissions from all operational activity were emitted within a 5-acre area, and therefore 

concentrated over a smaller area which would result in greater site adjacent concentrations, the impacts 

would still be less than significant if the applicable 5-acre thresholds are utilized. Thus, the Draft 

Supplemental EIR provides a conservative estimate of maximum potential LST emissions, based on the area 

of daily disturbance, consistent with SCAQMD methodology. The comment does not provide substantial 

evidence of significant environmental effects that were not identified in the Draft Supplemental EIR. 

Response O4.15: Regarding the acreage disturbed during each phase of construction, as described in 

Response O4.14, the LST modeling was based on the number of equipment hours based on 8-hours a day 

of usage and the maximum daily soil disturbance activity possible for each piece of equipment. It is highly 

conservative that all of the project equipment would be operating for an entire 8-hour day over the maximum 

acreage possible by the equipment. Construction of each development that would be implemented pursuant 

to the proposed Specific Plan would be limited through the City’s construction permitting process that is 

implemented for all developments throughout the City. In addition, Mitigation Measure AQ-1, Construction 

Exhaust and Dust Control, would reduce LST emissions by requiring the use of Tier 4 off-road construction 

equipment with Best Available Control Technology (BACT) documentation, and electrical hook ups to a power 

grid shall be provided for electric construction tools. The comment does not provide substantial evidence of 

significant environmental effects that were not identified in the Draft Supplemental EIR. 

Response O4.16: Refer to previous Response O4.15 regarding the conservative assumptions of the LST 

modeling approach. The approach of the LST analysis and distances to sensitive receptors is appropriate 

based on the scale of each phase and the fact that emissions from each block would be smaller in scale, due 

to the decrease in acreage disturbed and proximity to sensitive receptors, and distributed through each 

phase. It should be noted that the emissions modeled and reported in Draft Supplemental EIR Table 5.1-24 

and Table 5.1-25 are for construction of the entirety of Phase 1. That means all emissions associated with 

construction of Phase 1 were used to determine the LST emissions at the nearest sensitive receptor. That 

method of analysis is extremely conservative because it assumes significantly more construction and emissions 

at the nearest sensitive receptor. The Supplemental EIR followed that conservative analysis to consider 

potential impacts of construction of subsequent phase on occupied uses. The reality is that Project emissions 

are a function of the acreage disturbed. Therefore, in a scenario where one building within a phase (e.g., 

Block 12, Phase 1) could be occupied during construction of buildings within the same phase (e.g., Blocks 11, 

13, or 14, Phase 1) the emissions would be far lower because the construction emissions associated with the 

already constructed (and now occupied) buildings would be removed from the total emissions associated 

with construction of that phase. In other words, emissions from individual blocks would have the same level 

of emissions that were assumed for entire phase construction (such as the Phase 1 emissions shown in Draft 

Supplemental EIR Table 5.1-24 and Table 5.1-25). Emissions dissipate as the source moves further away 

from the receptor, which is why SCAQMD’s LSTs increase at larger distances. Therefore, construction of other 

blocks would have less of an effect.  

Exposure of potential on-site residents to construction particulate matter emissions would also be reduced 

due to mechanical ventilation and filtration building code requirements. California Code of Regulations (CCR) 

Title 24 Part 6 requires new development to use Minimum Efficiency Reporting Value (MERV) 13 air filtration 

on space conditioning systems and ventilation systems that provide outside air to the occupiable space of a 

dwelling. A MERV 13 filter has a particle removal efficiency in the range of 80 to 90 percent. According to 

the U.S. EPA’s Exposure Factor Handbook (2011), on average, people spend 90 percent of their time indoors. 

As residents are not always indoors, the filtration’s overall effectiveness accounts for the time spent outdoors, 

which equates to approximately three hours per day. Assuming an 80 percent removal efficiency and 90 

percent time indoors, indoor particulate concentrations would be reduced by 72 percent (note that this is a 

conservative assumption as all of the time spent outdoors would not occur at the Project site). Therefore, for 
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future onsite residents, PM10 and PM2.5 emissions disclosed in the Draft Supplemental EIR LST analysis would 

be reduced even further. 

Additionally, CEQA case law holds that impacts of the existing or future environment on future occupants of 

a project are not required to be evaluated under CEQA (CBIA v. BAAQMD (2015) 62 Cal.4th 369, Case 

No. S213478). In California Building Industry Assn. v. Bay Area Air Quality Mgmt. Dist. (CBIA v. BAAQMD) 

(2015) 62 Cal.4th 369, the California Supreme Court held that CEQA generally does not require public 

agencies to analyze the impacts that existing environmental conditions might have on a project’s future users 

or residents. CEQA is limited to the impacts that arise from the project’s effects on the environment. 

Further, as described in Response O4.9, Section 3.0, Project Description of the Draft Supplemental EIR 

identifies the proposed Specific Plan construction phasing. Future projects pursuant to the Specific Plan would 

undergo Development Project Review by the City, to confirm that they are developed consistent with the 

assumptions set forth in the Supplemental EIR, including assumptions for phasing. The City’s development 

review and permitting process would ensure that future construction adheres to the proposed Specific Plan. 

Further, any change to the Specific Plan that requires a discretionary approval by the City of Santa Ana 

would require preparation of a technical assessment evaluating potential project construction-related air 

quality impacts and inclusion of additional mitigation measures, beyond those already identified in the Draft 

Supplemental EIR. The comment does not provide substantial evidence of significant environmental effects 

that were not identified in the Draft Supplemental EIR. 

Response O4.17: Refer to previous Response O4.15 and Response O4.16 regarding the conservative 

assumptions of the LST modeling approach and distances to sensitive receptors. Regarding the distance 

between Phase 2 sensitive receptors and Phase 3 construction, the commenter identifies the width of an 

internal street, but does not account for setbacks and other buffers/equipment or site constraints. Each block 

would be set back from the internal and external property lines. The locations of actual emissions sources 

would also set back as heavy equipment would not be able to access the areas closest to other structures. 

Smaller equipment producing lower emissions would be utilized for these tasks. Emissions would be dispersed 

throughout the entire site and not concentrated at the boundary. The Draft Supplemental EIR screening 

analysis uses reasonable estimates for the distances based on these factors.  

As described above, smaller distances would not be representative of the actual Project construction 

operations. Nonetheless, in the interest of full disclosure, emissions are compared to 25-meter LST thresholds 

below. Note that the SCAQMD guidelines use the 25-meter thresholds for distances 25 meters away or less.  

Table 1. Construction Phase 25-Meter LST Analysis 

Construction Phase 
LST Screening Maximum Daily Mitigated Emissions (lbs/day)1 

NOX CO PM10 PM2.5 

Phase 1  8.85 70.70 15.66 5.45 

25-meter, 4-acre LST 160 1,074 11 6 

Exceeded? No No Yes No 

Phase 2 13.82 56.62 10.42 5.45 

25-meter, 3.5-acre LST 149 984 10 6 

Exceeded? No No Yes No 

Phase 3 13.65 70.70 15.05 5.45 

25-meter, 4-acre LST 160 1,074 11 6 

Exceeded? No No Yes No 
1. The emissions reported for each phase are the construction stage with the highest emissions. 
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In addition, although not a reasonable or realistic distance, in order to fully respond to the comment, 

dispersion modeling was conducted for construction PM10 emissions using the U.S. EPA AERMOD model. As 

recommended by the SCAQMD, AERMOD is a steady‐state, multiple‐source, Gaussian dispersion model 

designed for use with emission sources. AERMOD requires hourly meteorological data consisting of wind 

vector, wind speed, temperature, stability class, and mixing height. Surface and upper air meteorological 

data are provided by the SCAQMD. Surface and upper air meteorological data from the John Wayne 

Airport Monitoring Station was selected as being the most representative for meteorology based on 

proximity to the Project site. Construction emissions sources in AERMOD were represented with line volume 

sources and emissions rates in grams per second were converted from the Project’s on-site mitigated LST 

pounds per day emissions in Draft Supplemental EIR Table 5.1-24, Table 5.1-26, and Table 5.1-28 (see 

Draft Supplemental EIR pages 5.1-33 through 5.1-35). As shown in the Table below, the concentrations 

generated from construction emissions would not exceed the SCAQMD’s PM10 concentration thresholds at the 

worst-case on-site receptors. 

Table 2. Construction Phase Dispersion Modeling LST Analysis 

Receptor Location Emissions Source 

Worst-Case Maximum 

On-Site Concentration (µg/m3) 

Annual 24-Hour 

Phase 1 
Phase 1, Phase 2, Phase 3, 

and Off-Site Improvements 
0.54 1.74 

Phase 2 Phase 2 and Phase 3 0.79 1.82 

Phase 3 Phase 3 0.57 1.35 

SCAQMD Threshold1 - 1.0 10.4 

Exceeded? - No No 
1. South Coast Air Quality Management District, South Coast AQMD Air Quality Significance Thresholds, March 2023, 

https://www.aqmd.gov/docs/default-source/ceqa/handbook/south-coast-aqmd-air-quality-significance-

thresholds.pdf?sfvrsn=25 

 

Accordingly, the NOx, CO, PM10, and PM2.5 emissions from the Project would not exceed the 25 meter LSTs. 

Additionally, as noted in Response O4.16, future on-site residences would be constructed with MERV 13 

filters, as required by the CBC. Those filters would serve to further reduce construction emissions at on-site 

residences. To illustrate, per the LST Screening Maximum Daily emissions above, Phase 1 construction would 

generate emissions concentrations and sensitive receptors approximately 42 percent over the LST maximum. 

MERV 13 filters are very effective at reducing indoor particulate concentrations and receptor exposure. 

Conservatively, assuming an 80 percent removal efficiency and 90 percent time indoors, indoor particulate 

concentrations would be reduced by 72 percent, which would reduce concentrations below the maximums 

identified in the LST table above. 

Response O4.18: This comment states that the Draft Supplemental EIR must be recirculated to address the 

LST issues detailed in previous comments and consider additional mitigation measures and alternatives. 

Regarding recirculation of the Draft Supplemental EIR to address concerns regarding LSTs, as detailed in 

Responses O4.14 Through O4.17, the Draft Supplemental EIR appropriately evaluates construction LSTs from 

the Project and their potential impacts pursuant to SCAQMD methodology. As such, none of the conditions 

arise which would require recirculation of the Draft Supplemental EIR pursuant to CEQA Guidelines Section 

15088.5. No new significant environmental impact would result from the Project or from a new mitigation 

measure proposed to be implemented, there is no substantial increase in the severity of an environmental 

impact, no feasible project alternative or mitigation measure considerably different from others previously 

analyzed would lessen the environmental impacts of the proposed Project, and the Draft Supplemental EIR 

is not fundamentally inadequate and conclusory in nature. 
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Response O4.19: In regard to the GPU FEIR mitigation measure requiring the City update its 2015 Climate 

Action Plan (CAP), the City’s GPU FEIR does not require completion of the CAP update prior to approval of 

other projects within the City. The GPU FEIR mitigation measure related to updating the City’s CAP is separate 

and mutually exclusive from the proposed Project. This is an important distinction because a CAP is required 

to include the following (see State CEQA Guidelines Section 15183.5): 

• City-wide emissions inventories (i.e., all emissions sources within the City and not limited to a single 

project) 

• City-wide reduction targets (i.e., not necessarily project thresholds/reduction targets) 

• GHG reduction measures 

• Quantification of the reductions from measure implementation, a monitoring mechanism 

• Adoption in a public process following environmental review  

Per the CEQA Guidelines, preparation of a CAP is a citywide endeavor. Therefore, a single project would 

not be able to implement PEIR Mitigation Measure GHG-1. The commenter incorrectly states that the Draft 

SEIR improperly removes the PEIR mitigation measure. The General Plan PEIR was published in 2021 and the 

City is implementing PEIR Mitigation Measure GHG-1 on a track separate from the proposed Project. 

Furthermore, none of the cases cited in the comment (Sierra Club v. County of San Diego, Federation of Hillside 

& Canyon Associations v. City of Los Angeles, Napa Citizens for Honest Government v. Napa County Bd. of 

Supervisors) stand for the proposition that the Project is required to implement PEIR Mitigation Measure 

GHG-1, and therefore are inapplicable.  

As detailed in Draft Supplemental EIR Section 5.5, Greenhouse Gas Emissions, the proposed Project would be 

consistent with the State’s long-term goal to achieve statewide carbon neutrality (zero net emissions) and 

reduce anthropogenic GHG emissions by 85 percent below 1990 levels by 2045 in accordance with AB 

1279. The GPU FEIR determined that implementation of the GPU and its policies would result in a net 

decrease in emissions of approximately 255,878 MTCO2e over existing conditions within the City. The 

proposed Project would implement various mitigation measures (consistent with those that would be in an 

updated CAP) to reduce GHG emissions that includes Mitigation Measure GHG-1 requires installation of 

photovoltaic solar panels to offset energy emissions; Mitigation Measure GHG-2 requires the proposed 

Project meet or exceed CALGreen Tier 2 standards to further improve energy efficiency; Mitigation Measure 

GHG-3 requires the proposed Project to divert 75 percent of waste from landfills; Mitigation Measure 

GHG-4 requires landscape equipment on the project site to be 100 percent electric; and Mitigation Measure 

GHG-5 requires energy efficient appliances. and the Project proposes a specific plan that would be 

consistent with the buildout assumptions and applicable development standards of the GPU.  

Also as described in the Draft Supplemental EIR, the Project would be consistent with the 2022 Scoping Plan 

Appendix D (Local Action) by implementing various project design and mitigation measures to achieve 

transportation electrification, VMT Reduction, and building decarbonization. The proposed Project would 

implement key residential and mixed-use Project attributes included in Appendix D as mitigation measures 

(Mitigation Measures GHG-1 through GHG-5), the proposed Project would be consistent with the actions 

and strategies set forth in Appendix D of the 2022 CARB Scoping Plan and would be consistent with the 

2022 CARB Scoping Plan and the State’s GHG reduction goals. Therefore, the Project would be required to 

implement numerous measures to ensure that it does not conflict with the State’s goals to achieve carbon 

neutrality. Therefore, impacts related to generation of GHG emissions would be less than significant with 

mitigation incorporated, and no mitigation measures would be improperly removed. 
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Response O4.20: Regarding the Draft Supplemental EIR not utilizing the identified screening thresholds, 

Lead Agencies have discretion to formulate their own significance thresholds (See State CEQA Guidelines § 

15064.7(b)). Lead Agencies can set thresholds on a project-by-project basis. CEQA does not require that a 

Lead Agency use the same significance threshold for different CEQA documents as long as the thresholds 

are supported by substantial evidence (Citizens for Responsible Equitable Envt'l Dev. v City of Chula Vista 

(2011) 197 CA4th 327). Further, a lead agency has the discretion to determine, based on the context of a 

particular project, whether to quantify the GHG emissions from a project or to rely on a qualitative analysis, 

or both (Mission Bay Alliance v. Office of Community Investment and Infrastructure (2016) 6 Cal.App.5th 160). 

As detailed in Draft Supplemental EIR Section 5.5, Greenhouse Gas Emissions, the proposed Project would be 

consistent with the State’s long-term goal to achieve statewide carbon neutrality (zero net emissions) and 

reduce anthropogenic GHG emissions by 85 percent below 1990 levels by 2045 in accordance with AB 

1279; and thus, would not provide a substantial increase in GHG emissions. The GPU FEIR determined that 

implementation of the GPU and its policies would result in a net decrease in emissions of approximately 

255,878 MTCO2e over existing conditions within the City. The proposed Project is consistent with buildout 

assumptions in the General Plan, which were determined to result in a reduction in GHG emissions; and thus, 

would not provide a substantial increase in GHG emissions. The modeled reduction in GHG emissions from 

implementation of applicable regulatory plans, whether on the state or local level, provides the substantial 

evidence that the threshold of consistency with applicable regulatory plans and policies would reduce GHG 

emissions, and that substantial increases in GHG emissions would not occur.  

Further, as discussed on page 5.5-2 of the Draft EIR, the Project would implement certain efficiency and 

conservation measures within its Project design, such as providing additional EV charging infrastructure, 

requiring energy efficient infrastructure, and requiring implementation of a TDM program, which would serve 

to contribute the Project’s fair-share of GHG reductions required at the local and state level in order to meet 

local and state GHG-reduction goals. As such, it can be reasonably determined that the Project’s GHG 

emissions would not be significant or cumulatively considerable as it helps to address the cumulative problem 

associated with reducing GHG emissions, as required by CEQA Guidelines Section 15064.4. 

Response O4.21: In regard to the Project exceeding SCAQMD tier 3 and tier 4 standards, as described in 

Response O4.20, Lead Agencies have discretion to formulate their own significance thresholds per State 

CEQA Guidelines Section 15064.7(b) and Lead Agencies can set thresholds on a project-by-project basis. 

Projects are not required to utilize SCAQMD’s screening thresholds, and different projects necessitate the 

use of different thresholds to appropriately evaluate the potential of projects to result in a substantial 

increase in GHG emissions. Further, under CEQA Guidelines Section 15064.4, lead agencies are not 

mandated to utilize numeric thresholds as a manner of determining significance (Center for Biological Diversity 

v Department of Fish & Wildlife (2015) 62 C4th 204). As detailed on page 5.5-11 of the Draft Supplemental 

EIR, CEQA Guidelines Section 15064.4 provides discretion to the lead agency whether to: (1) use a model 

of methodology to quantify GHG emissions resulting from a project, and which model or methodology to 

use; or (2) rely on a qualitative analysis or performance-based standards. The SCAQMD has identified 

thresholds that provide several different options that are contained in the SCAQMD Draft Guidance 

Document – Interim CEQA Greenhouse Gas Significance Threshold. However, none of the options are 

required to be utilized by lead agencies. As detailed in Response O4.20, the Draft Supplemental EIR 

provides substantial evidence that consistency with the State’s long-term goal to achieve statewide carbon 

neutrality (zero net emissions) would reduce anthropogenic GHG emissions by 85 percent below 1990 levels 

by 2045 in accordance with AB 1279, and that consistency with the GPU land use plan that was determined 

to result in a reduction in GHG emissions, along with the recommended mitigation measures would provide 

that impacts related to GHG emissions would be less than significant. 

Response O4.22: In regard to the GHG threshold and recirculating the Draft Supplemental EIR, as described 

in Responses O4.20 and O4.21, Lead Agencies have discretion to formulate their own significance thresholds 

per State CEQA Guidelines § 15064.7(b) and Lead Agencies can set thresholds on a project-by-project 
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basis. The City of Santa Ana is not required to apply a service population screening threshold. As detailed 

previously, the proposed Project would be consistent with the State’s long-term goal to achieve statewide 

carbon neutrality (zero net emissions) and reduce anthropogenic GHG emissions by 85 percent below 1990 

levels by 2045 in accordance with AB 1279. Therefore, the EIR analysis is consistent with evolving scientific 

knowledge and regulatory schemes governing GHG. None of the conditions arise which would require 

recirculation of the Draft Supplemental EIR pursuant to CEQA Guidelines Section 15088.5. No new significant 

environmental impact would result from the Project or from a new mitigation measure proposed to be 

implemented, there is no substantial increase in the severity of an environmental impact, no feasible project 

alternative or mitigation measure considerably different from others previously analyzed would lessen the 

environmental impacts of the proposed Project, and the Draft Supplemental EIR is not fundamentally 

inadequate and conclusory in nature. 

Response O4.23: This comment states that CEQA requires analysis of VMT traffic impacts and provides 

various case law references related to cumulative impacts. The comment does not raise a specific issue with 

the adequacy of the Draft Supplemental EIR or raise any Project specific issue. Therefore, no further response 

is required or provided. 

Response O4.24: Regarding the Project’s VMT analysis, in addition to meeting the City’s VMT screening 

thresholds as detailed in Section 5.13, Transportation, the VMT Screening Assessment (Appendix O of the 

Draft Supplemental EIR) details that the Project will screen out since it is within a TPA and the land use is 

consistent with the RTP/SCS as contained in the SCAG adopted Connect SoCal (2020–2045 RTP/SCS 

adopted September 3, 2020). The VMT Screening Assessment includes SCAG Data/Map Book land use 

designations and the Project’s proximity to public transit. As demonstrated, the Project is consistent with the 

land uses in the RTP/SCS, which assumed the site would be constructed as an urban, mixed-use development 

that would reduce area VMT, consistent with the TPA designation. 

Connect SoCal recognizes that development within Priority Growth Areas, including TPAs, supports mode 

shift and shortened trip distances. The Project site is within an identified Priority Growth Area, where urban 

development can contribute to reduced VMT and associated emissions. The Project proposes mixed-uses 

consistent with those permitted by the General Plan and would result in an urban character and consistent 

with the RTP/SCS. In addition, Section 5.13, Transportation, of the Draft Supplemental EIR describes that the 

Project includes multiple circulation improvements to connect the proposed redevelopment of the site to the 

existing circulation system adjacent to the site in a manner that would implement efficient multi-modal 

circulation to, from, and within the Project site; including new sidewalks, new and improved bike lanes, bus 

stop improvements, crosswalks, installation of secure bike parking, crosswalks, and development of an onsite 

greenlink for north-south pedestrian circulation and pedestrian paths along Callen’s Common, providing east 

and west pedestrian connectivity. The Project site is located within a TPA and a high-quality transit corridor 

and is served by OCTA Routes 55, 57, 76, 86, 150, and 553, which would reduce the VMT of travel to and 

from the Project site. All of this information included in the Draft Supplemental EIR provides substantial 

evidence that the threshold is applicable for the project and that the Project would result in a less than 

significant impact related to VMT.  

Response O4.25: Regarding the Project site being located in a higher VMT area than the Orange County 

Regional Average, implementing mixed-use higher density development lowers VMT as it provides a variety 

of uses within one location that is close to various transportation options. The proposed Project would provide 

urban mixed-uses within an identified Priority Growth Area, where urban development can contribute to 

reduced VMT. Particularly, the proposed Project would reduce VMT by its location adjacent to six OCTA 

Routes, sidewalks, and bicycle lanes. In addition, the Project would assist in the reduction of VMT by provisions 

of new sidewalks, bicycle lanes, and pedestrian facilities, as detailed in the previous response. The comment 

does not provide any evidence supporting a different conclusion.  
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Response O4.26: Regarding the Project’s VMT analysis and use of a TPA exemption for the large scale of 

the Project, this comment does not provide substantial evidence that the Project would result in a significant 

VMT impact. Furthermore, as shown on Figure 5.13-3, SCAG identifies that the Project site is within a High 

Quality Transit Area. Consistent with general guidance from OPR, and CEQA Guidelines Section 

15064.3(b)(1), a project that is located within a TPA or a High Quality Transit Area is presumed to have a 

less than significant impact to VMT. Additionally, the proposed Project is consistent with the land uses in the 

RTP/SCS, which assumed the site would be constructed as an urban, mixed-use development that would 

reduce area VMT, consistent with the TPA designation.  

The 2020-2045 RTP/SCS recognizes that development within Priority Growth Areas, including TPAs, supports 

mode shifts and shortened trip distances. The Project site is within an identified Priority Growth Area pursuant 

to the 2020-2045 RTP/SCS based on its location within a SCAG High Quality Transit Area. The Project 

proposes land uses consistent with those permitted by the GPU, which is consistent with the land uses assumed 

for the Project site as part of the RTP/SCS. In addition, as shown in Table 5.8-1, the proposed Project would 

be consistent with the policies set forth in the RTP/SCS. Therefore, as the proposed Project is located within 

both a TPA and a High Quality Transit Area, and would be developed consistent with the SCAG RTP/SCS, 

the proposed Project would meet this screening threshold; and impacts would be less than significant. 

In regard to the VMT information provided in the comment from the CalEEMod model runs, the GHG modeling 

worksheets calculate VMT by multiplying the number of vehicles with an average travel distance set by the 

air quality district (South Coast Air Quality Management District). The VMT output as a result of the GHG 

Analysis is only to obtain average GHG emission estimates and is not based on verified travel-demand VMT 

based on socio-economic data specific to the City. 

Response O4.27: The City disagrees with the assertion that a more robust and objective RTP/SCS consistency 

analysis should be required. Page 3 of the City of Santa Ana Traffic Impact Study Guidelines (2019), states 

that this consistency can be a land use review (e.g., are the proposed land uses already included in the 

RTP/SCS) or can be reviewed from a VMT/SP perspective (e.g., does the resulting land use increase or 

decrease the VMT/SP in the Traffic Analysis Zone (TAZ) compared to the RTP/SCS assumptions). As described 

in Response O4.25, the Draft Supplemental EIR details the Project’s land use consistency with the RTP/SCS, 

which assumed the site would be constructed as an urban, mixed-use development that would reduce area 

VMT, consistent with the TPA designation. In addition, Table 5.8-1 of Section 5.8, Land Use and Planning, 

provides a detailed comparison of each 2020 Connect SoCal Strategy Policy to the proposed Project. 

Therefore, based on the City’s Traffic Impact Study Guidelines, impacts would be less than significant. 

Response O4.28: In regard to the Draft Supplemental EIR failing to include a full VMT analysis, the 

commenter is referred to Responses O4.24 through O4.27. As the proposed Project is consistent with, and 

implements, the City’s GPU for the Focus Area it is consistent with the City’s ability to achieve the overall 

2045 VMT goals. As detailed in Response O4.24, the Draft Supplemental EIR details the Project’s land use 

consistency with the RTP/SCS, which assumed the site would be constructed as an urban, mixed-use 

development that would reduce area VMT, consistent with the TPA designation. In addition, the Project would 

implement various on- and offsite features to reduce VMT and the site is adjacent to existing high quality 

transit area. All of the multi-modal transportation details of the Project as included in Section 5.8, Land Use 

and Planning and Section 5.13, Transportation Sections of the Draft Supplemental EIR provide objective data 

demonstrating that the Project would implement the City’s GPU including features that would reduce VMT, 

and that the Project’s VMT falls within the GUP FEIR’s VMT assumptions. Thus, the Draft Supplemental EIR 

includes a comprehensive analysis of the Project’s VMT impacts and recirculation of the EIR is not required. 

Response O4.29: The commenter asserts that Mitigation Measure AQ-3 (Vehicle Trip Reduction) does not 

impose a specific performance level and only requires information for residential uses. As set forth in CEQA 

Guidelines Section 15126.4, subd. (a)(1)(B), mitigation measures may specify performance standards for 

mitigating a significant impact when it is impractical or infeasible to include the specific details of mitigation 
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during the EIR review process, provided the lead agency commits to implement the mitigation, adopts the 

specified performance standard, and identifies the types of actions that may achieve compliance with the 

performance standard. As described in Section 3.0 of the Draft Supplemental EIR, the proposed Project is a 

Specific Plan and at this time, no specific development project is being proposed. Therefore, it is not feasible 

to prepare specific transportation demand management plans at this time. However, as required for 

mitigation measures, Mitigation Measure AQ-3 sets forth specified performance standards to meet 

applicable emissions reductions and would be required to be implemented for all future developments within 

the Specific Plan area. Therefore, pursuant to CEQA Guidelines Section 15126.4, subd. (a)(1)(B), Mitigation 

Measure AQ-3 does not constitute mitigation deferral and accurately provides performance standards in 

line with guidance from the CAPCOA Quantifying Greenhouse Gas Mitigation Measures. Mitigation Measure 

AQ-3 requires all developments within the Specific Plan area to develop a qualifying Commute Trip 

Reduction (CTR)/TDM plan to reduce mobile GHG emissions for all uses and would be required to be 

approved by the City of Santa Ana prior to the issuance of building permits. The TDM plan would be specific 

for each onsite use and is required to discourage single-occupancy vehicle trips and encourage alternative 

modes of transportation such as carpooling, taking transit, walking, and biking. The mitigation measure 

includes TDM requirements for non-residential uses and residential rental units. It does not include TDM 

requirements for residential for-sale units because no for-sale units are included as part of the proposed 

Project. The comment does not state what additional TDM strategies should be considered. 

Response O4.30: Regarding performance standards for solar panels and requiring battery storage, as 

described on page 5.3-11 of the Draft Supplemental EIR, through the City’s development permitting process, 

the proposed Project would be required to comply with most current Title 24 Building Energy Efficiency 

Standards and Section 110.10 of the 2022 California Energy Code for solar panels. However, estimating 

or assuming solar panel efficiency at the time of future Specific Plan development is infeasible, as technology 

is continually evolving. The future efficiency of panels cannot be known. Likewise, because the project is a 

Specific Plan an no specific development is currently proposed, the “maximum roof area” of future 

development is not known/knowable. All future development would comply with then-applicable CBC and 

CEC standards relating to location, sizing, and construction of solar PV facilities. In addition, Mitigation 

Measure GHG-2 requires the proposed Project to meet CALGreen Tier 2 voluntary energy efficiency 

standards, which surpass the building code energy efficiency requirements, and would provide for high 

performance solar panels and installation of solar battery systems to provide storage of energy generated 

onsite. These existing regulations and requirements to meet CALGreen Tier 2 voluntary energy efficiency 

standards provide the performance standards that are required to be met and impacts would be less than 

significant with their implementation. Because the extent of future solar PV installation is not 

known/knowable, the need for an on-site battery storage system is also speculative.  The Draft Supplemental 

EIR is not required to identify all possible measures that could be implemented and requiring the “most 

efficient solar panels feasible” as requested by the commenter is not warranted. Finally, as discussed above, 

the proposed Project is a Specific Plan and at this time, no specific development project is being proposed. 

Therefore, it is not feasible to calculate the maximum roof area available for solar at this time. 

Response O4.31: Regarding mitigation for organic waste collection services, page 5.15-21 of the Draft 

Supplemental EIR describes that SB 1383 established regulations aimed to reduce organic waste disposal 

75 percent and reduce least 20 percent of currently disposed surplus edible food by 2025. It is described 

that the intent of the law is to reduce methane, increase landfill usage, and provide additional food sources 

for Californians. Page 5.15-24 describes that the proposed Project would comply with all solid waste statute 

and regulations, as ensured through the City’s development permitting process. As described in Response 

O4.3, new development involving food would be required to implement an edible food donation and 

recovery program that is required pursuant to SB 1383 that establishes targets to reduce food waste that 

would otherwise end up in the landfill, and to increase edible food recovery by 20%, by 2025. SB 1383 

requires food generators to donate to food recovery organizations (such as food banks and/or food 
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pantries) the maximum amount of edible food they would otherwise throw away, and that this be 

implemented and tracked by the City. The Draft Supplemental EIR is not required to identify all possible 

measures that could be implemented. Further, the proposed Specific Plan Project is a programmatic plan 

that identifies the types of uses that would be within the site. Specific proposed developments or proposed 

uses would be required to implement specific organic/food waste programs that are applicable to each 

operation, which is part of the City’s typical development review and permitting process. 

Response O4.32: In regard to mitigation requiring a percentage of residential units to be affordable units, 

as detailed in Responses O4.3 and O4.6, affordable housing is an economic and social issue. CEQA is an 

environmental protection statute that is concerned with physical changes to the environment (CEQA Guidelines 

Section 15358(b)). No environmental impacts related to affordable housing would occur from 

implementation of the proposed Project. As detailed in previous Response O4.20 through Response O4.28, 

impacts related to VMT would be less than significant and no mitigation measures are required. In addition, 

as detailed in Draft Supplemental EIR Section 5.5, Greenhouse Gas Emissions, the proposed Project would 

result in a less than significant impact with implementation of the mitigation measures that were identified, 

and additional mitigation measures are not required. 

Response O4.33: Regarding in-lieu fees for parks/recreational land, ss described in Section 5.12, Parks 

and Recreation, the proposed Project would provide 13.1 acres of public open space, including a central 

park, two plaza spaces, a green link/paseo, and other open spaces such as landscaped parkways and 

programmable roads that could be used for public recreational areas. In addition, each of the buildings with 

residential units would include private recreation facilities for residents. Future developments pursuant to the 

Specific Plan would provide public and private open space amenities at a ratio of 200 SF per unit, such as 

open space rooftop areas, tot lots, pools and spas, courtyards, fitness areas, dog runs, etc. Private open 

space areas, such as balconies and patios, would be provided at a ratio of 50 SF per unit, which is included 

in the 200 SF per unit requirement. Based on the ratio of 200 SF of open space per dwelling unit, buildout 

of the Specific Plan would include approximately 17.21 acres of public and private open space. Of that, 

approximately 187,500 SF (4.3 acres) of private open space would be provided based on the ratio of 50 

SF per unit. Therefore, approximately 41.8 percent of the 41.13-acre Project site would be dedicated to 

public and private opens space amenities to meet the proposed Project’s demands. Thus, onsite private and 

public amenities are anticipated to meet most of the park and recreation needs of Project residents. 

In addition, as described previously in Response O4.2, the proposed Project would be required to pay in-

lieu fees that are required pursuant to the City’s Municipal Code Sections 35-108, 35-110, and 35-111, 

which are based on the Mitigation Fee Act (Government Code Sections 66000, et seq) and are to be used 

for the acquisition, construction, and renovation of park and recreation facilities. Therefore, in-lieu fees for 

park/recreational land are required and are tied to a program to secure additional parkland. 

Response O4.34: Regarding a TDM program for hotel operations, as described in Response O4.3 and 

Response O4.29, Mitigation Measure AQ-3 requires approval of a TDM plan prior to issuance of building 

permits. The proposed Specific Plan Project is a programmatic plan that identifies the types of uses that 

would be within the site. No specific hotel development is currently proposed and the details to provide an 

effective TDM plan are currently unknown. However, pursuant to Mitigation Measure AQ-3 a TDM plan 

would be specific for each onsite use and is required to discourage single-occupancy vehicle trips and 

encourage alternative modes of transportation such as carpooling, taking transit, walking, and biking. The 

implementation and effectiveness of the programs would be monitored by the City’s Building and Safety 

Division as part of the building permitting inspection process and modified as required as part of occupancy 

permitting. 

Response O4.35: Regarding a hotel-specific organic waste recycling program, as described in Response 

O4.3 and Response O4.31, new development involving food would be required to implement an edible 

food donation and recovery program that is required pursuant to SB 1383 that establishes targets to reduce 
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food waste that would otherwise end up in the landfill, and to increase edible food recovery by 20%, by 

2025. SB 1383 requires food generators to donate to food recovery organizations (such as food banks 

and/or food pantries) the maximum amount of edible food they would otherwise throw away, and that this 

be implemented and tracked by the City. Each proposed development or proposed use involving food and 

food waste would be required to implement specific organic/food waste programs that are applicable to 

each operation, which may include some of the measures listed in the comment. These programs would be 

ensured as part of the City’s typical development review and permitting process.  

Response O4.36: Regarding the commenter’s suggested mitigation requirements to reduce emissions and 

VMT, as described in Response O4.19, the City’s GPU FEIR does not require completion of the CAP update 

prior to approval of other projects within the City. The GPU FEIR mitigation measure related to updating the 

City’s CAP is separate and mutually exclusive from the proposed Project. As detailed in Draft Supplemental 

EIR Section 5.5, Greenhouse Gas Emissions, the proposed Project would be consistent with the State’s long-

term goal to achieve statewide carbon neutrality (zero net emissions) and reduce anthropogenic GHG 

emissions by 85 percent below 1990 levels by 2045 in accordance with AB 1279. The proposed Project 

would implement various mitigation measures (consistent with those that would be in an updated CAP), and 

impacts related to GHG emissions would be less than significant with mitigation incorporated, and no 

additional mitigation measures are required. In addition, as detailed in Responses O4.24 through O4.28, 

the Project would result in a less than significant impact related to VMT and no additional mitigation measures 

are required. However, many of the recommendations are consistent with Title 24 Building Energy Efficiency 

Standards and/or CALGreen Tier 2 voluntary energy efficiency standards that the proposed project would 

implement. 

Response O4.37: Regarding the commenter’s request for recirculation, as detailed in previous responses, 

the Draft Supplemental EIR follows prescribed criteria and thresholds and does not underestimate the 

Project’s impacts, and no additional mitigation measures are required. None of the conditions arise which 

would require recirculation of the Draft Supplemental EIR pursuant to CEQA Guidelines Section 15088.5. 

No new significant environmental impact would result from the Project or from a new mitigation measure 

proposed to be implemented, there is no substantial increase in the severity of an environmental impact, no 

feasible project alternative or mitigation measure considerably different from others previously analyzed 

would lessen the environmental impacts of the proposed Project, and the Draft Supplemental EIR is not 

fundamentally inadequate and conclusory in nature. 

Response O4.38: Regarding the commenter’s assumption that hospitality workers will suffer the brunt of 

VMT impacts that have a direct link to air quality and climate change, as detailed in previous responses, 

including Responses O4.24 through O4.28, the Project would result in a less than significant impact related 

to VMT. Thus, no VMT impact would link to other impacts. It should also be noted that reduced VMT is assumed 

to correlate with decreases in air quality and GHG emissions. (2018 OPR Technical Advisory on Evaluating 

Transportation Impacts in CEQA.) As detailed in Section 5.1, Air Quality, of the Draft Supplemental EIR, and 

as shown on Table 5.1-33, with implementation of operational mitigation measures that prohibit fireplaces, 

require use of electrical landscape equipment, and use of low VOC paints, localized emissions would be less 

than thresholds and impacts of Project buildout would be less than significant with incorporation of mitigation. 

In addition, Response O4.19 details that impacts related to generation of GHG emissions would be less than 

significant with mitigation incorporated. Therefore, workers, including hospitality workers, would not be 

impacted by VMT, air quality, and climate change impacts on the Project site. 

Response O4.39: Regarding the commenter’s request for recirculation, as detailed in previous responses, 

the Draft Supplemental EIR follows prescribed criteria and thresholds and does not underestimate the 

Project’s impacts, and no additional mitigation measures are required. None of the conditions arise which 

would require recirculation of the Draft Supplemental EIR pursuant to CEQA Guidelines Section 15088.5. 

No new significant environmental impact would result from the Project or from a new mitigation measure 
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proposed to be implemented, there is no substantial increase in the severity of an environmental impact, no 

feasible project alternative or mitigation measure considerably different from others previously analyzed 

would lessen the environmental impacts of the proposed Project, and the Draft Supplemental EIR is not 

fundamentally inadequate and conclusory in nature. 

Response O4.40: This comment states that Local 11 reserves the right to supplement this appeal justification 

at future hearings and proceedings for this Project and that they be notified of future Project actions. The 

comment is conclusionary in nature and does not raise a specific issue with the adequacy of the Draft 

Supplemental EIR or raise any other CEQA issue. Therefore, no further response is required or provided. 
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Response to Comment Letter I1: John Arnold 

Response I1.1: The comment does not raise a specific issue with the adequacy of the Draft Supplemental 

EIR or raise any other CEQA issue. The number of vehicle trips that would result from each phase of the 

Project is provided in Table 5.13-3, Proposed Project Trip Generation, of the Draft Supplemental EIR. As 

shown on Figure 3-12, Proposed Circulation Plan, the Related Bristol Specific Plan identifies multiple 

circulation improvements to connect the proposed redevelopment of the site to the existing circulation system 

adjacent to the site in a manner that would implement efficient multi-modal circulation to, from, and within 

the Project site, including pedestrian circulation, bicycle lanes, bus stop improvements within the High Quality 

Transit Area.  

The Draft Supplemental EIR Section 5.13 Transportation, details that Senate Bill (SB) 743 changes include 

the elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the 

basis for determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, 

SB 743 directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, 

the development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the Supplemental EIR is not required to analyze impacts related to traffic congestion.  

In addition, Policy M-1.4 from the City’s Mobility Element (as listed on page 5.13-3 of the Draft 

Supplemental EIR) states that the City intends to “maintain at least a vehicle level of service “D” for 

intersections of arterial streets, except in areas planned for high intensity development or traffic safety 

projects”. The Project site has a General Plan land use designation of District Center-High, which is intended 

for transit-oriented and high-density urban villages and mixed uses.  

Response I1.2: The comment does not raise a specific issue with the adequacy of the Draft Supplemental 

EIR or raise any other CEQA issue. The proposed Project is a Specific Plan that delineates the maximum 

buildout of the Specific Plan area. Future residential development projects may not include the maximum 

allowable number of residential units and would be reviewed through the City’s development review and 

permitting process. Further, it should be noted that the existing General Plan District Center High (DC-5) land 

use designation has an allowable density of 125 dwelling units per acre (du/ac), and the proposed 

development would result in a maximum density of 91 du/ac, which is 34 du/ac below the maximum allowed 

by DC-5.  

Response I1.3: The comment does not raise a specific issue with the adequacy of the Draft Supplemental 

EIR or raise any other CEQA issue. CEQA is an environmental protection statute that is concerned with physical 

changes to the environment (CEQA Guidelines Section 15358(b)). The environment includes land, air, water, 

minerals, flora, fauna, ambient noise, and objects of historic or aesthetic significance (CEQA Guidelines 

Section 15360). The Project’s potential economic and social effects are not considered effects on the 

environment (CEQA Guidelines Sections 15064(e) and 15131(a)). Thus, consistent with CEQA, the Draft 

Supplemental EIR includes an analysis of the Project’s potentially significant physical impacts on the 

environment and does not include substantial discussion of the Project’s economic or social effects. Therefore, 

this comment does not raise any specific environmental concern with the analysis within the Draft 

Supplemental EIR or requirements of the proposed Specific Plan and no further response is warranted or 

provided.  

Response I1.4: This comment requests consideration to reduce the scope of the Project. As discussed in 

Chapter 6, Alternatives, of the Supplemental EIR, after consideration of viable reduced Project alternatives, 

it was determined that a reasonable decrease in development within the Project site would consist of a 

reduction of 100,000 SF of commercial retail and elimination of the 250-room hotel. Therefore, the Draft 
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Supplemental EIR does consider a reduced scope of the Project. This comment will be forwarded to City 

decisionmakers as part of the Final EIR. The comment does not raise any specific environmental concern with 

the analysis within the Draft Supplemental EIR or requirements of the proposed Specific Plan. This comment 

letter will be forwarded to all decision makers as part the Final EIR. No further response is warranted.   
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Response to Comment Letter I2: Vincent Salvati 

Response I2.1: Regarding the concern about the increased traffic that would result from the Project, the 
number of vehicle trips that would result from each phase of the Project is provided in Table 5.13-3, Proposed 
Project Trip Generation, of the Draft Supplemental EIR. As shown on Figure 3-12, Proposed Circulation Plan, 
the Related Bristol Specific Plan identifies multiple circulation improvements to connect the proposed 
redevelopment of the site to the existing circulation system adjacent to the site in a manner that would 
implement efficient multi-modal circulation to, from, and within the Project site, including pedestrian 
circulation, bicycle lanes, bus stop improvements within the High Quality Transit Area. Draft Supplemental 
EIR Section 3.0, Project Description, details various roadway improvements that would be implemented as 
part of the Project to improve the existing roadways and provide for the increased vehicular volume from 
the Project site. In addition, each future proposed development under the currently proposed Specific Plan 
Project will be reviewed through the City’s development review and permitting process for consistency with 
the approved Specific Plan and Supplemental EIR. This review would include VMT screening assessment and 
a focused traffic study to confirm consistency with the transportation findings made as a part of the Related 
Bristol Specific Plan Supplemental EIR, VMT screening assessment, and TIA.  

The Draft Supplemental EIR Section 5.13 Transportation, details that Senate Bill (SB) 743 changes include 

the elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the 

basis for determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, 

SB 743 directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, 

the development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the Supplemental EIR focuses on analysis of Vehicle Miles Traveled (VMT) criteria and 

improvements to the circulation system along the Project’s frontage to accommodate buildout of the proposed 

Project, pursuant to the City’s recent General Plan Update. However, the Supplemental EIR is not required 

to analyze impacts related to traffic congestion. Nevertheless, a TIA has been prepared for the Project and 

is publicly available on the Project’s website. 

In addition, Policy M-1.4 from the City’s Mobility Element (as listed on page 5.13-3 of the Draft 

Supplemental EIR) states that the City intends to “maintain at least a vehicle level of service “D” for 

intersections of arterial streets, except in areas planned for high intensity development or traffic safety 

projects”. The Project site has a General Plan land use designation of District Center-High, which is intended 

for transit-oriented and high density urban villages and mixed uses.  
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Response to Comment Letter I3: Patricia Del George 

Response I3.1: The comment does not raise any specific environmental concern with the analysis within the 

Draft Supplemental EIR.  

As shown on Figure 3-12, Proposed Circulation Plan, of the Draft Supplemental EIR, the Project includes 

multiple circulation improvements to connect the proposed redevelopment of the site to the existing circulation 

system adjacent to the site in a manner that would implement efficient multi-modal circulation to, from, and 

within the Project site, including pedestrian circulation, bicycle lanes, bus stop improvements within the High 

Quality Transit Area. Draft Supplemental EIR Section 3.0, Project Description, details various roadway 

improvements that would be implemented as part of the Project to improve the existing roadways and 

provide for the increased vehicular volume from the Project site. In addition, each future proposed 

development under the currently proposed Specific Plan Project will be reviewed through the City’s 

development review and permitting process for consistency with the approved Specific Plan and 

Supplemental EIR. This review would include VMT screening assessment and a focused traffic study to confirm 

consistency with the transportation findings made as a part of the Related Bristol Specific Plan Supplemental 

EIR, VMT screening assessment, and TIA.  

The Draft Supplemental EIR Section 5.13 Transportation, details that Senate Bill (SB) 743 changes include 

the elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the 

basis for determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, 

SB 743 directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, 

the development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the Supplemental EIR focuses on analysis of Vehicle Miles Traveled (VMT) criteria and 

improvements to the circulation system along the Project’s frontage to accommodate buildout of the proposed 

Project, pursuant to the City’s recent General Plan Update. Further yet, the Supplemental EIR is not required 

to analyze impacts related to traffic congestion. 

As discussed in Chapter 6, Alternatives, of the Supplemental EIR, after consideration of viable reduced Project 

alternatives, it was determined that a reasonable decrease in development within the Project site would 

consist of a reduction of 100,000 SF of commercial retail and elimination of the 250-room hotel. However, 

an alternative with fewer multi-family units was not considered in detail in the Draft Supplemental EIR as this 

alternative would not provide needed housing in line with the Project objectives. Therefore, the Draft 

Supplemental EIR does consider a reduced scope of the Project. This comment will be forwarded to City 

decisionmakers as part of the Final EIR. This comment letter with the request to reduce the size of the Project 

will be forwarded to all decision makers as part of the Final Supplemental EIR. No further response is 

warranted. 

  



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-358 
Final EIR 

August 2024 

This page intentionally left blank. 

  



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-359 
Final EIR 

August 2024 

LETTER I4: David Mackler, dated August 17, 2023 (3 pages) 

 



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-360 
Final EIR 

August 2024 



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-361 
Final EIR 

August 2024 

 

 



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-362 
Final EIR 

August 2024 

 

This page intentionally left blank. 

  



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-363 
Final EIR 

August 2024 

Response to Comment Letter I4: David Mackler 

Response I4.1: This comment is introductory in nature and does not raise any specific environmental concern 

with the analysis within the Draft Supplemental EIR or requirements of the proposed Specific Plan. This 

comment will be forwarded to all decision makers as part of the Final EIR. No further response is warranted.  

Response I4.2: This comment does not provide substantial evidence of a significant environmental impact or 

identify what impacts to infrastructure and resources are asserted to occur. The Draft Supplemental EIR 

Section 5.13, Transportation, details that the proposed Project would implement a variety of circulation 

infrastructure. Also, Section 5.7, Hydrology and Water Quality and Section 5.15, Utilities and Service System, 

describes the new infrastructure that would be implemented as part of the Project and that impacts to 

infrastructure would be less than significant with implementation of existing regulations. Regarding the 

demand on infrastructure and resources related to population and density increases associated combined 

with the Segerstrom/Hines project, each respective environmental topic section of the Draft Supplemental 

EIR includes an analysis of potential cumulative impacts associated with the Project. As discussed on page 5-

5 of the Draft Supplemental EIR, the cumulative discussion in the Draft Supplemental EIR focused on whether 

the impacts of the proposed Project are cumulatively considerable within the context of impacts caused by 

other past, present, and reasonably foreseeable future projects. It is standard City practice that only projects 

which have been formally submitted to City staff at the time the NOP is released are considered cumulative 

projects for the purposes of CEQA (Gray v County of Madera (2008) 167 CA4th 1099, 1127; East Oakland 

Stadium Alliance v. City of Oakland (2023) 89 Cal.App.5th 1226, 1272; South of Market Community Action 

Network v. City and County of San Francisco (2019) 33 Cal.App.5th 321, 337-338). At the time the Notice 

of Preparation and Draft Supplemental EIR were circulated for public review, an application had not been 

submitted for the Segerstrom project the commenter is referencing. Therefore, it is not considered a 

cumulative project within the Draft Supplemental EIR. However, buildout of the Specific Plan area (as part 

of the South Bristol Street Focus Area) was previously evaluated in the GPU EIR. As detailed throughout the 

Draft Supplemental EIR, specifically in Sections 3.0 Project Description, and 5.8 Land Use and Planning, the 

proposed Project is within the General Plan allowable density for the site. The existing General Plan District 

Center High (DC-5) land use designation has an allowable density of 125 dwelling units per acre (du/ac), 

and the proposed development would result in a maximum density of 91 du/ac, which is 34 du/ac below 

the maximum allowed by DC-5, which was evaluated previously by the City in the GPU FEIR. Therefore, 

additional demands from buildout of the site have also been cumulatively evaluated as part of buildout of 

the City. 

Response I4.3: This comment does not provide substantial evidence of a significant environmental impact.  

In regard to traffic resulting from the Project, Figure 3-12, Proposed Circulation Plan, in the Draft 

Supplemental EIR, the Project includes multiple circulation improvements to connect the proposed 

redevelopment of the site to the existing circulation system adjacent to the site in a manner that would 

implement efficient multi-modal circulation to, from, and within the Project site, including pedestrian 

circulation, bicycle lanes, bus stop improvements within the High Quality Transit Area. Draft Supplemental 

EIR Section 3.0, Project Description, details various roadway improvements that would be implemented as 

part of the Project to improve the existing roadways and provide for the increased vehicular volume from 

the Project site. In addition, each future proposed development under the currently proposed Specific Plan 

Project will be reviewed through the City’s development review and permitting process for consistency with 

the approved Specific Plan and Supplemental EIR. This review would include VMT screening assessment and 

a focused traffic study to confirm consistency with the transportation findings made as a part of the Related 

Bristol Specific Plan Supplemental EIR, VMT screening assessment, and TIA.  

As detailed in Draft Supplemental EIR Section 5. 13 Transportation, Senate Bill (SB) 743 changes include the 

elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the basis 

for determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, SB 743 
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directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, the 

development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the Supplemental EIR focuses on analysis of Vehicle Miles Traveled (VMT) criteria and 

improvements to the circulation system along the Project’s frontage to accommodate buildout of the proposed 

Project, pursuant to the City’s recent General Plan Update. Further yet, the Supplemental EIR is not required 

to analyze impacts related to traffic congestion. 

Response I4.4: This comment does not provide substantial evidence of a significant environmental impact. 

Regarding impacts to electrical infrastructure, the Project site would connect to existing electrical 

infrastructure in the surrounding rights-of-way and would not require extensions of electrical infrastructure 

where none currently exists. As detailed in Draft Supplemental EIR Section 5.3, Energy, Southern California 

Edison Company (SCE) has the capacity to continue providing service to the Project site at buildout of the 

Project. Also, as described on page 5.3-11 of the Draft Supplemental EIR, the proposed Project would be 

required to comply with most current Title 24 Building Energy Efficiency Standards and Section 110.10 of 

the 2022 California Energy Code for solar panels. Further, Mitigation Measure GHG-2 requires the 

proposed Project to meet CALGreen Tier 2 voluntary energy efficiency standards, which surpass the building 

code energy efficiency requirements, and would provide for high performance solar panels and installation 

of solar battery systems to provide storage of energy generated onsite. Regarding planned cumulative 

needs for electricity, the Project is consistent with the GPU designation for the site and would be within GPU 

buildout as forecasted by the GPU FEIR, as discussed on Draft Supplemental EIR page 5.15-10. Thus, impacts 

would be within the forecasted demand for Southern California Edison. 

In regard to population and water demands resulting from the Project, as disclosed on page 5.10-8 of the 

Draft Supplemental EIR, buildout of the Project would result in approximately 9,238 new residents onsite. 

An analysis of potential water demand resulting from the Project was conducted as part of the Draft 

Supplemental EIR as a Water Supply Assessment (Appendix P to the Draft Supplemental EIR). As discussed 

on page 5.15-11 of the Draft Supplemental EIR, the Water Supply Assessment determined that the proposed 

Project would result in an increase of 802,359 gallons per day or 899 acre-feet per year. This volume of 

water supply was accounted for in the City’s 2015 UWMP (as determined by the GPU FEIR). Additionally, 

as detailed in Table 5.15-5 of the Draft Supplemental EIR, the City has an additional supply of 5,500 to 

6,500 AFY beyond that anticipated to be needed by the 2020 UWMP projections. Therefore, the City would 

have sufficient water supplies available to serve the Project and projected growth. In addition, as discussed 

on page 5.15-10 of the Draft Supplemental EIR, the proposed Project would install a new onsite water 

infrastructure system that would connect to water mains adjacent to the site. The onsite improvements include 

replacement of the existing 12-inch water main in Callen’s Common between South Plaza Drive and Bristol 

Street with a new 12-inch water main and construction of a 12-inch water main in Bristol Paseo from 

MacArthur Boulevard to Sunflower Avenue with connections to other onsite private water infrastructure. The 

proposed Project also includes offsite infrastructure improvements that would replace a portion of the 12-

inch water main in South Plaza Drive from MacArthur Boulevard to Sunflower Ave with a 12-inch water main. 

Also, the existing 12- inch water mains in Sunflower Avenue from South Plaza Drive to Bristol Street and 

Bristol Street from MacArthur Boulevard to Sunflower Avenue would be replaced “in-kind” with new 12-inch 

water mains. All of these infrastructure improvements have been coordinated with the City’s engineering 

divisions pursuant to demand studies of the maximum buildout of the site, pursuant to the proposed Specific 

Plan. Regarding wastewater infrastructure, Section 5.15, Utilities and Service Systems, details on page 5.15-

5 that a Sewer Analysis Report (Draft Supplemental EIR Appendix Q) was prepared to determine whether 

the sewer system would be able to adequately handle the wastewater flows from the proposed Project in 

addition to existing flows. The analysis determined that the existing commercial development on the Project 
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site generates an average flow of 0.0534 cubic feet per second (cfs) with a peak flow of 0.160 cfs. The 

proposed Project would generate an average flow of 1.177 cfs with a peak flow of 3.530 cfs. Thus, the 

proposed Project would result in an increase of flows by an average daily flow of 1.1236 cfs and a peak 

flow of 3.370 cfs. 

Based on results of the Sewer Analysis Report (Appendix Q), the proposed Project would install a new onsite 

sewer system that would connect to the existing 78-inch OCSD sewer main within the Sunflower Avenue right-

of-way. The Sewer Analysis Report determined that the Sunflower Avenue OCSD sewer main has a maximum 

capacity of 96.8 cfs and has adequate capacity to accommodate the additional wastewater flows from the 

proposed Project. Also, each specific infrastructure improvement would be further verified through the City’s 

development review and permitting process to ensure appropriate design capacities.  

Response I4.5: This comment does not provide substantial evidence of a significant environmental impact. 

Regarding the commenter’s conclusory assumption that the GPU FEIR is deficient, the time limit to challenge 

the GPU FEIR has expired and no challenges to the GPU FEIR have been filed. Therefore, the GPU FEIR is 

presumed valid pursuant to Public Resources Code Section 21167.2. Regarding the commenter’s conclusory 

assumption that the Draft Supplemental EIR does not properly analyze impacts to surrounding areas from 

implementation of the proposed Project, the Draft Supplemental EIR included an analysis of direct potential 

impacts to surrounding sensitive receptors and residences where appropriate in Section 5.1, Air Quality, 

Section 5.6, Hazards and Hazardous Materials, and Section 5.9, Noise. Further, the Draft Supplemental EIR 

included an analysis of indirect potential impacts to surrounding areas in Section 5.7, Hydrology and Water 

Quality, Section 5.8, Land Use and Planning, Section 5.10, Population and Housing, Section 5.11, Public 

Services, Section 5.12, Parks and Recreation, Section 5.13, Transportation, and Section 5.15, Utilities and 

Service Systems. This commenter is referred to these sections of the Draft Supplemental EIR for an analysis of 

the Project’s potential impacts to surrounding areas.  

Response I4.6: This comment does not provide substantial evidence of a significant environmental impact. In 

regard to the capacity of existing infrastructure to service the Project, Section 5.15, Utilities and Service 

Systems, of the Draft Supplemental EIR includes an analysis of the existing and projected capacity of 

surrounding storm drains, water lines, and sewer lines and includes a discussion of necessary upgrades, where 

appropriate. As described in Section 5.15, Utilities and Service Systems, the proposed Project would install a 

new onsite water infrastructure system that would connect to water pipelines adjacent to the site. The onsite 

improvements include construction of a 12-inch water main in Bristol Paseo and replacement of the existing 

12-inch water line in Callen’s Common with a new 12-inch main and connection of the new onsite infrastructure 

to the replacement line. The proposed Project also includes offsite infrastructure improvements that would 

replace a portion of the existing 12-inch water main in South Plaza Drive from MacArthur Boulevard to 

Sunflower Avenue with a 12-inch water main. The 12-inch water mains in Sunflower Avenue from South Plaza 

Drive to Bristol Street and Bristol Street from MacArthur Boulevard to Sunflower Avenue would be replaced 

“in-kind” with new 12-inch water mains. The water line improvements are consistent with conveyance needs 

for the area to improve aged existing infrastructure and does not expand water facilities in a manner that 

could accommodate additional unplanned growth. 

In addition, the proposed Project would install a new onsite sewer system that would connect to the existing 

78-inch Orange County Sanitation District (OCSD) sewer main in Sunflower Avenue, and no expansions to 

the offsite wastewater infrastructure would occur. The proposed Project would install a storm drain system 

within the onsite roadways to convey the stormwater to proposed vegetated biotreatment systems on the 

site and then to the existing or improved City storm drain systems in MacArthur Boulevard, South Plaza Drive, 

Sunflower Avenue, and Bristol Street. The proposed Project would result in a reduction in stormwater 

drainage. However, the Project includes improvements to replace the existing 54-inch reinforced concrete 

pipe (RCP) in Sunflower Avenue to a 72-inch RCP for 2,230 linear feet and replace the existing 42-inch RCP 

in South Plaza Drive to a 60-inch RCP for 320 linear feet. These improvements would replace existing storm 
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drain lines and would convey existing stormwater volumes and would not provide additional capacity to 

extend services or accommodate unplanned growth. 

Regarding a traffic study for impacts to surface streets and freeways, SB 743 changes include the elimination 

of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the basis for 

determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, SB 743 

directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, the 

development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the EIR is not required to analyze impacts related to traffic congestion. Nevertheless, a Traffic 

Impact Analysis was prepared for the Project and is publicly available on the City’s Project website. In 

addition, as described previously in Response I4.3, the Project includes multiple circulation improvements to 

connect the proposed redevelopment of the site to the existing circulation system adjacent to the site in a 

manner that would implement efficient multi-modal circulation, including roadway improvements, sidewalk 

improvements, bicycle lanes and bus stop improvements. Freeway ramps and other freeway facilities are 

owned and controlled by Caltrans; and the City does not have the authority to implement improvements.  

Response I4.7: This comment does not provide substantial evidence of a significant environmental impact. 

Refer to Responses I4.3 and I4.6. Regarding the commenter’s conclusory assumption that the GPU FEIR is 

deficient, the time limit to challenge the GPU FEIR has expired and no challenges to the GPU FEIR have been 

filed. Therefore, the GPU FEIR is presumed valid pursuant to Public Resources Code Section 21167.2.  

The Project includes multiple circulation improvements that would implement efficient multi-modal circulation, 

including roadway improvements, sidewalk improvements, bicycle lanes and bus stop improvements. 

Freeway facilities are owned and controlled by Caltrans; and the City does not have the authority to 

implement improvements. Regarding the Draft Supplemental EIR traffic analysis, SB 743 changes include the 

elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the basis 

for determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, SB 743 

directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, the 

development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the Supplemental EIR focuses on analysis of VMT criteria and improvements to the circulation 

system along the Project’s frontage to accommodate buildout of the proposed Project, pursuant to the City’s 

recent General Plan Update. Further yet, the Supplemental EIR is not required to analyze impacts related 

to traffic congestion. 

Response I4.8: This comment does not provide substantial evidence of a significant environmental impact.  

As described previously in Response I4.3, the Project includes multiple circulation improvements to connect 

the proposed redevelopment of the site to the existing circulation system adjacent to the site in a manner 

that would implement efficient multi-modal circulation, including roadway improvements, sidewalk 

improvements, bicycle lanes and bus stop improvements. Roadway improvements would be implemented as 

part of the Project to improve the existing roadways and provide for the increased vehicular volume from 

the Project site. In addition, each future proposed development under the currently proposed Specific Plan 

Project will be reviewed through the City’s development review and permitting process for consistency with 

the approved Specific Plan and Supplemental EIR. This review would include VMT screening assessment and 

a focused traffic study to confirm consistency with the transportation findings made as a part of the Related 

Bristol Specific Plan Supplemental EIR, VMT screening assessment, and TIA.  Further, as detailed in Response 



Related Bristol Specific Plan Project  2. Response to Comments 

 

City of Santa Ana       2-367 
Final EIR 

August 2024 

I4.7, levels of service or other measures of traffic congestion are no longer considered significant impacts on 

the environment pursuant to SB 743. Therefore, the Supplemental EIR is not required to analyze impacts 

related to traffic congestion or gridlock. No further response is warranted. 

Response I4.9: This comment does not provide substantial evidence of a significant environmental impact. 

Regarding gridlock resulting in economic loss, the commenter does not consider the transportation 

improvements that would be implemented as part of the Project. However, according to Section 15382 of 

the CEQA Guidelines, “[a]n economic or social change by itself shall not be considered a significant impact 

on the environment.” As such, economic loss of businesses resulting from gridlock is not required to be 

analyzed in the Draft Supplemental EIR. 

In regard to gridlock resulting in utility repairs, should future utility repairs be needed by the City, the City 

would be required to adhere to 503 of the California Fire Code (Title 24, California Code of Regulations, 

Part 9). Construction activities for future utility improvements that may temporarily restrict vehicular traffic 

would be required to implement adequate measures to facilitate the safe passage of persons and vehicles 

through/around any required temporary road restrictions in accordance with Section 503 of the California 

Fire Code (Title 24, California Code of Regulations, Part 9), which requires that prior to any activity that 

would encroach into a right-of-way, the area of encroachment be safeguarded through the installation of 

safety devices that would be specified by the City’s Building and Safety Division during the construction 

permitting process to ensure that construction activities are not hampered by congestion. 

In regard to gridlock resulting in increased response times for emergency responders, the Project would 

include provision of a new onsite Santa Ana Police Department substation, which would result in better police 

response times to the surrounding area. Also, the closest Fire Station (Station 76) is 0.5 mile, and only one 

major intersection (MacArthur and Bristol) from the Project site. The California Vehicle Code (Section 21806) 

states a motorist must yield the right-of-way to emergency vehicles. Specifically, motorists are required to 

pull to the right side of the highway and stop to allow an emergency vehicle to pass. If required, drivers of 

emergency vehicles are trained to utilize center turn lanes or travel in the opposing through lanes to pass 

through crowded intersections. Thus, the respect entitled to emergency vehicles and drivers’ training allows 

emergency vehicles to negotiate typical street conditions in urban areas and areas near special events. As 

such, the Project would not have a significant impact on response times for emergency services. In addition, 

while automobile delay no longer can be considered a significant effect on the environment under SB 743, 

Table 3 below presents a summary of the LOS based on the Highway Capacity Manual (HCM) operations 

methodology, which reports LOS based on intersection delay (seconds per vehicle). Table 1 presents a 

summary of the Existing LOS and Existing Plus Project LOS at the four intersections surrounding the site located 

on MacArthur Boulevard, Bristol Street, Sunflower Avenue, and Plaza Drive. As shown in Table 1, the Project’s 

net additional traffic would not affect the LOS at the four intersections under the Existing Plus Project 

conditions. Further, the average delay increase across all four intersections equates to an average increase 

of 2.9 seconds per vehicle. This increase in delay can be considered minimal and would have little effect on 

the overall flow of traffic during weekday AM peak hour and PM peak hour traffic conditions. Therefore, 

the Project would not result in a delay at surrounding intersections that would substantially interfere or inhibit 

emergency vehicle response times.   
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Table 3. Surrounding Intersection LOS Conditions 

Intersection 

Peak 

Hour 

Existing Traffic Conditions 
Existing Plus Project Traffic 

Conditions 

Delay 

(seconds/vehicle) LOS 

Delay 

(seconds/vehicle) LOS 

A. South Plaza Drive at MacArthur 

Boulevard 

AM 

PM 

12.1 

19.5 

B 

B 

16.4 

18.2 

B 

B 

B. Bristol Street at MacArthur 

Boulevard 

AM 

PM 

39.5 

42.5 

D 

D 

43.6 

43.2 

D 

D 

C. South Plaza Drive at Sunflower 

Avenue 

AM 

PM 

8.5 

17.1 

A 

B 

10.8 

17.9 

B 

B 

D. Bristol Street at Sunflower Avenue AM 

PM 

36.5 

68.0 

D 

E 

39.9 

76.6 

D 

E 

 

Response I4.10: This comment does not provide substantial evidence of a significant environmental impact. 

In regard to traffic, the commenter is referred to Responses I4.7 through I4.9. The Draft Supplemental EIR 

has prepared the transportation analysis in compliance with the City’s Traffic VMT Impact Study Guidelines. 

As discussed, levels of service or other measures of traffic congestion are no longer considered significant 

impacts on the environment. Therefore, the Supplemental EIR is not required to analyze impacts related to 

traffic congestion or capacity of roadways.  

Regarding Fire Department and Police Department review of the Project, the Specific Plan was routed to 

Orange County Fire Authority and the Santa Ana Police Department for review. In addition, service letters 

were sent to Orange County Fire Authority and Santa Ana Police Department as part of preparation of the 

Draft Supplemental EIR in order to solicit feedback regarding potential impacts of the Project on emergency 

service operations. Neither Orange County Fire Authority nor the Santa Ana Police Department raised 

concerns regarding the potential for Project operations to result in impacts to response times to existing 

surrounding developments. As such, no mitigation is warranted as there is no nexus requiring such mitigation 

pursuant to CEQA Guidelines Section 15126.4, subd. (a)(4)(A)–(B). 

Response I4.11: This comment does not provide substantial evidence of a significant environmental impact. 

In regard to the Draft Supplemental EIR being incomprehensible to the general public, the comment does not 

raise a specific issue with the adequacy of the Draft EIR as a disclosure document for environmental impacts. 

However, the Draft Supplemental EIR was prepared pursuant to CEQA Statute and the CEQA Guidelines in 

order to provide a meaningful discussion of the proposed Project and its resulting potential environmental 

impacts as a means of public disclosure. The Project is a Specific Plan, which will be implemented through 

subsequent projects consistent with the Specific Plan’s development standards and regulations. The Draft 

Supplemental EIR analyzed the potential impacts associated with implementation of the Specific Plan, 

consistent with CEQA’s requirements. However, it should be noted that future projects within the Specific Plan 

would also be reviewed for consistency with the analysis in this Supplemental EIR. The EIR process included 

distribution of a Notice of Preparation (NOP) to the community and a public comment period, holding a 

public scoping meeting where residents’ concerns were heard, and distribution of a Notice of Completion 

and public review for the Draft Supplemental EIR. The City has a specific webpage with detailed information 

about the Project, and as mentioned in the comment, a community Sunshine meeting was held for the Project. 

Thus, public notification regarding the Project was appropriately provided. Further, the changes to the City 

are pursuant to the updated General Plan and the South Bristol Street Focus Area. Thus, the redevelopment 

of the site and change to the area is not newly considered and has been planned for by the City.  
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Response I4.12: This comment does not provide substantial evidence of a significant environmental impact. 

Regarding additional studies being provided, the commenter is referred to Responses I4.7 through I4.9 

regarding the need to provide a traffic study as part of the Draft Supplemental EIR and is referred to 

Response I4.6 regarding the Draft Supplemental EIR’s analysis of potential impacts to utility infrastructure. 

No additional studies are necessary or required. Regarding Alternative 2 and a reduced density alternative, 

the comment does not provide any specific concerns regarding the environmental impacts or analysis 

associated with Alternative 2 and merely provides their opinion that a reduced density alternative would 

be preferable. As such, no further response is warranted. This comment and responses will be forwarded to 

City decision makers as part of the Final EIR for their review and consideration.  
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Response to Comment Letter I5: Sue Grasse 

Response I5.1: Regarding security concerns, it is described in Section 3.0, Project Description, of the Draft 

Supplemental EIR, that an administrative Police Department Substation (no transfers or bookings) would be 

located within the commercial use area of the Project site. The substation would provide space for the 

expansion of policing services in the southern portion of the City and would provide the ability to quickly 

respond to emergency calls from within the Project site. The specific location would be determined prior to 

construction of the first phase of the proposed Project. Also in Section 5.11, Public Services, it describes that 

the proposed Project would address typical residential security concerns by providing low-intensity security 

lighting, security cameras, electronic access to buildings, and onsite security personnel. Pursuant to the City’s 

existing permitting process, the Police Department would review and approve the final site plans to ensure 

that the City’s Crime Prevention through Environmental Design (CPTED) measures (General Plan Policy PS-

2.1) are incorporated appropriately to provide a safe environment, including areas within parking garages. 

Thus, 24-hour security concerns were addressed in the Draft Supplemental EIR. 

Regarding the ability of the Fire Department to respond to high rise building fires, the Draft Supplemental 

EIR describes on page 5.11-2 that the City has a specific Fire Facilities Fee in Municipal Code Chapter 8-

46 that is levied against proposed buildings over two stories in height to provide for unique firefighting 

equipment and fire station configurations. The purpose of the fire facilities fee is to provide revenue to pay 

for equipment needed to fight fires in buildings over two stories in height and to improve fire stations in the 

city as necessary to accommodate such equipment and otherwise augment the City's capability to fight fires 

in such buildings. All fire facility fee revenues are required to be deposited in an account separate and 

apart from other city revenues and may be expended solely to pay for the cost of the facilities identified 

in Chapter 8-46 of the Municipal Code. In addition, page 5.11-6 the Draft Supplemental EIR describes that 

OCFA Fire Prevention Guideline B-09, Fire Master Plans for Commercial and Residential Development, 

includes regulations for adequate emergency access, such as access to and around structures would meet 

OCFA and California Fire Code requirements that include high rise provisions for buildings over 75 feet high 

that would be verified through the City’s development review and permitting process. Thus, the ability to 

support fire services within high rise buildings was addressed in the Draft Supplemental EIR. 

Regarding school children’s safety, there are no schools adjacent to or in the close vicinity of the Project site. 

Thus, a large number of children would not be crossing streets to access school facilities near the Project site. 

As detailed in Section 3.0, Project Description, and Section 5.13, Transportation, of the Draft Supplemental 

EIR, the proposed Project provides street safety crossing features and pedestrian infrastructure to implement 

a pedestrian safe environment. The Project includes a Greenlink and paseos on the site that provide for non-

vehicular pedestrian circulation throughout the site. In addition, the Project includes various offsite street 

improvements that would include pedestrian crossing facilities that would be required to meet the City’s 

traffic engineering design standards as a part of the City’s development review and permitting approval 

process to ensure the provision of adequate safety features. Thus, pedestrian safety features and 

improvements to the street system were discussed in the Draft Supplemental EIR. 

The proposed Project does provide for Americans with Disability Act (ADA) transportation features, such as 

ADA parking facilities and shuttle pick up locations. Section 3.0, Project Description, describes that circulation 

improvements on the site would include drop-off and loading zones. At the time when a specific development 

is proposed, the inclusion, location, and design of ADA parking and shuttle facilities will be verified through 

the City’s development review and permitting process. The Project does not include a pedestrian bridge. The 

comment related to a pedestrian bridge is a recommended Project feature and does not provide any 

concerns or questions regarding the content or adequacy of the Draft Supplemental EIR.  
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Response to Comment Letter I6: Gil Hess 

Response I6.1: The comment does not raise any specific environmental concern with the analysis within the 

Draft Supplemental EIR or requirements of the proposed Specific Plan. Thus, no further response is required 

or provided; however, this comment will be forwarded to all decision makers as part the Final Supplemental 

EIR.  

Response I6.2: This comment does not raise any specific environmental concern with the analysis within the 

Draft Supplemental EIR or requirements of the proposed Specific Plan. No further response is required or 

provided.  

Response I6.3: The comment does not raise any specific environmental concern with the analysis within the 

Draft Supplemental EIR or requirements of the proposed Specific Plan. No further response is required or 

provided.  

Response I6.4: This comment is related to the previous General Plan Update and general information about 

the proposed Project. Information related to the population of the Project at buildout is provided in Draft 

Supplemental EIR Section 5.10, Population and Housing. The comment does not provide any concerns or 

questions regarding the content or adequacy of the Draft Supplemental EIR. Thus, no further response is 

required or provided. 

Response I6.5: Regarding the statement that the Project does not substantiate the increase in density and 

use of resources, as detailed throughout the Draft Supplemental EIR, specifically in Sections 3.0 Project 

Description, and 5.8 Land Use and Planning, the proposed Project is within the General Plan allowable density 

for the site. The existing General Plan District Center High (DC-5) land use designation has an allowable 

density of 125 dwelling units per acre (du/ac), and the proposed development would result in a maximum 

density of 91 du/ac, which is 34 du/ac below the maximum allowed by DC-5, which was evaluated 

previously by the City in the GPU FEIR.  

Regarding the lack of substantial analysis for the areas surrounding the Project, the Draft Supplemental EIR 

included an analysis of direct potential impacts to surrounding sensitive receptors and residences where 

appropriate in Section 5.1, Air Quality, Section 5.6, Hazards and Hazardous Materials, and Section 5.9, 

Noise. Further, the Draft Supplemental EIR included an analysis of indirect potential impacts to surrounding 

areas in Section 5.7, Hydrology and Water Quality, Section 5.8, Land Use and Planning, Section 5.10, 

Population and Housing, Section 5.11, Public Services, Section 5.12, Parks and Recreation, Section 5.13, 

Transportation, and Section 5.15, Utilities and Service Systems. This commenter is referred to these sections of 

the Draft Supplemental EIR for an analysis of the Project’s potential impacts to surrounding areas. In addition, 

each environmental topic area in the Draft Supplemental EIR includes a cumulative analysis focused on 

whether the impacts of the proposed Project are cumulatively considerable within the context of impacts 

caused by other past, present, and reasonably foreseeable future projects that are outside the borders of 

the site.  

Response I6.6: Regarding traffic remediation, Figure 3-12, Proposed Circulation Plan, in the Draft 

Supplemental EIR, the Project includes multiple circulation improvements to connect the proposed 

redevelopment of the site to the existing circulation system adjacent to the site in a manner that would 

implement efficient multi-modal circulation to, from, and within the Project site, including pedestrian 

circulation, bicycle lanes, bus stop improvements within the High Quality Transit Area. Draft Supplemental 

EIR Section 3.0, Project Description, details various roadway improvements that would be implemented as 

part of the Project to improve the existing roadways and provide for the increased vehicular volume from 

the Project site. In addition, each future proposed development under the currently proposed Specific Plan 

Project will be reviewed through the City’s development review and permitting process for consistency with 

the approved Specific Plan and Supplemental EIR. This review would include VMT screening assessment and 
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a focused traffic study to confirm consistency with the transportation findings made as a part of the Related 

Bristol Specific Plan Supplemental EIR, VMT screening assessment, and TIA.  

As detailed in Draft Supplemental EIR Section 5. 13 Transportation, Senate Bill (SB) 743 changes include the 

elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the basis 

for determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, SB 743 

directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, the 

development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the Supplemental EIR focuses on analysis of Vehicle Miles Traveled (VMT) criteria and 

improvements to the circulation system along the Project’s frontage to accommodate buildout of the proposed 

Project, pursuant to the City’s recent General Plan Update. Further yet, the Supplemental EIR is not required 

to analyze impacts related to traffic congestion. Nevertheless, a Traffic Impact Analysis was prepared for 

the Project and is publicly available on the City’s Project website. 

Response I6.7: This comment does not provide substantial evidence of a significant environmental impact. 

Regarding impacts to electrical infrastructure, the Project site would connect to existing electrical 

infrastructure in the surrounding rights-of-way and would not require extensions of electrical infrastructure 

where none currently exists. As detailed in Draft Supplemental EIR Section 5.3, Energy, Southern California 

Edison Company (SCE) has the capacity to continue providing service to the Project site at buildout of the 

Project. Also, as described on page 5.3-11 of the Draft Supplemental EIR, the proposed Project would be 

required to comply with most current Title 24 Building Energy Efficiency Standards and Section 110.10 of 

the 2022 California Energy Code for solar panels. Further, Mitigation Measure GHG-2 requires the 

proposed Project to meet CALGreen Tier 2 voluntary energy efficiency standards, which surpass the building 

code energy efficiency requirements, and would provide for high performance solar panels and installation 

of solar battery systems to provide storage of energy generated onsite. Regarding planned cumulative 

needs for electricity, the Project is consistent with the GPU designation for the site and would be within GPU 

buildout as forecasted by the GPU FEIR, as discussed on Draft Supplemental EIR page 5.15-10. Thus, impacts 

would be within the forecasted demand for Southern California Edison. 

An analysis of potential water demand resulting from the Project was conducted as part of the Draft 

Supplemental EIR as a Water Supply Assessment (Appendix P to the Draft Supplemental EIR). As discussed 

on page 5.15-11 of the Draft Supplemental EIR, the Water Supply Assessment determined that the proposed 

Project would result in an increase of 802,359 gallons per day or 899 acre-feet per year. This volume of 

water supply was accounted for in the City’s 2015 UWMP (as determined by the GPU FEIR). Additionally , 

as detailed in Table 5.15-5 of the Draft Supplemental EIR, the City has an additional supply of 5,500 to 

6,500 AFY beyond that anticipated to be needed by the 2020 UWMP projections. Therefore, the City would 

have sufficient water supplies available to serve the Project and projected growth. Refer to previous 

Response I6.6 regarding traffic congestion studies and circulation improvements.  

Response I6.8: Regarding Alternative 2 and a reduced density alternative, the comment does not provide 

any specific concerns regarding the environmental impacts or analysis associated with Alternative 2 and 

merely provides their opinion that a reduced density alternative would be preferable. The comment is 

related to the merits of the proposed Project and does not raise a specific issue with the adequacy of the 

Draft Supplemental EIR.  Regarding the request for additional studies covering the surrounding areas, please 

refer back to Responses I6.5 and I6.7. This comment and responses will be forwarded to City decision makers 

as part of the Final EIR for their review and consideration. 

Response I6.9: The comment provides no substantial evidence to support the assertations of traffic and 

infrastructure impact. The Draft Supplemental EIR Section 5.13 Transportation, details that the proposed 
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Project would result in less than significant transportation impacts, and that the Project would implement a 

variety of circulation improvements along the Project’s frontage that are described previously in Response 

I6.6. The comment does not identify specific impacts related to infrastructure. Impacts related to infrastructure 

are described in Draft Supplemental EIR Section 5.13 Transportation, Section 5.7 Hydrology and Water 

Quality, and Section 5.15 Utilities and Service System, which determined that impacts to infrastructure would 

be less than significant with implementation of existing regulations. 
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Response to Comment Letter I7: Louis Steers 

Response I7.1: The comment does not raise any specific environmental concern with the analysis within the 

Draft Supplemental EIR. Environmental topics related to the quality of life for City residents has been 

evaluated throughout the Supplemental EIR in sections that include: Section 5.1, Air Quality, Section 5.5 

Greenhouse Gas Emissions, Section 5.6 Hazards and Hazardous Materials, Section 5.9 Noise, Section 5.10 

Population and Housing, Section 5.11 Public Services, Section 5.13 Transportation, and Section 5.15 Utilities 

and Service Systems. 

Regarding traffic remediation, Figure 3-12, Proposed Circulation Plan, in the Draft Supplemental EIR, the 

Project includes multiple circulation improvements to connect the proposed redevelopment of the site to the 

existing circulation system adjacent to the site in a manner that would implement efficient multi-modal 

circulation to, from, and within the Project site, including pedestrian circulation, bicycle lanes, bus stop 

improvements within the High Quality Transit Area. Draft Supplemental EIR Section 3.0, Project Description, 

details various roadway improvements that would be implemented as part of the Project to improve the 

existing roadways and provide for the increased vehicular volume from the Project site. In addition, each 

future proposed development under the currently proposed Specific Plan Project will be reviewed through 

the City’s development review and permitting process for consistency with the approved Specific Plan and 

Supplemental EIR. This review would include VMT screening assessment and a focused traffic study to confirm 

consistency with the transportation findings made as a part of the Related Bristol Specific Plan Supplemental 

EIR, VMT screening assessment, and TIA.  

The Draft Supplemental EIR Section 5.13 Transportation, details that Senate Bill (SB) 743 changes include 

the elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic congestion as the 

basis for determining significant impacts. As part of the 2019 amendments to the State CEQA Guidelines, 

SB 743 directed that the revised CEQA Guidelines “shall promote the reduction of greenhouse gas emissions, 

the development of multimodal transportation networks, and a diversity of land uses” (Public Resources Code 

Section 21099[b][1]); and that “automobile delay, as described solely by level of service or similar measures 

of vehicular capacity or traffic congestion, shall not be considered a significant impact on the environment” 

(Public Resources Code Section 21099[b][2]). As such, pursuant to Public Resources Code Section 

21099(b)(2), the Supplemental EIR focuses on analysis of Vehicle Miles Traveled (VMT) criteria and 

improvements to the circulation system along the Project’s frontage to accommodate buildout of the proposed 

Project, pursuant to the City’s recent General Plan Update. Further yet, the Supplemental EIR is not required 

to analyze impacts related to traffic congestion. Nevertheless, a Traffic Impact Analysis was prepared for 

the Project and is publicly available on the City’s Project website. 

Regarding home values, CEQA is an environmental protection statute that is concerned with physical changes 

to the environment (CEQA Guidelines Section 15358(b)). The environment includes land, air, water, minerals, 

flora, fauna, ambient noise, and objects of historic or aesthetic significance (CEQA Guidelines Section 

15360). The Project’s potential economic and social effects are not considered effects on the environment 

(CEQA Guidelines Sections 15064(e) and 15131(a)). Thus, consistent with CEQA, the Draft Supplemental EIR 

includes an analysis of the Project’s potentially significant physical impacts on the environment and does not 

include substantial discussion of the Project’s economic or social effects, including changes to home values. 
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Response to Comment Letter I8: Klein Klein 

Response I8.1: The comment does not raise a specific issue with the adequacy of the Draft Supplemental 

EIR evaluation or raise any other CEQA issue. Therefore, no further response is required or provided. 

Response I8.2: As detailed in Section 5.13, Transportation, of the Draft Supplemental EIR, Senate Bill (SB) 

743 changes include the elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic 

congestion as the basis for determining significant impacts. As part of the 2019 amendments to the State 

CEQA Guidelines, SB 743 directed that the revised CEQA Guidelines “shall promote the reduction of 

greenhouse gas emissions, the development of multimodal transportation networks, and a diversity of land 

uses” (Public Resources Code Section 21099[b][1]); and that “automobile delay, as described solely by level 

of service or similar measures of vehicular capacity or traffic congestion, shall not be considered a significant 

impact on the environment” (Public Resources Code Section 21099[b][2]). The Secretary of the Natural 

Resources Agency subsequently certified CEQA Guideline 15064.3, establishing vehicle miles traveled (VMT) 

as the most appropriate metric to evaluate a project's transportation impacts. Upon certification of the new 

Guideline, automobile delay, as measured by "level of service" and other similar metrics, is no longer 

considered a significant impact on the environment under CEQA. (Public Resources Code 21099(b)(2).) The 

City of Santa Ana adopted new traffic impact criteria to be consistent with the Governor’s Office of Planning 

and Research (OPR) recommendations. These new guidelines are contained within the City of Santa Ana 

Traffic Impact Study Guidelines (dated September 2019) and provide screening criteria and methodology for 

VMT analysis, which are generally consistent with OPR guidelines. The VMT analysis for this Project is detailed 

in the Vehicle Miles Traveled (VMT) Screening Assessment for the Proposed Related Bristol Project (Appendix 

O of the Draft Supplemental EIR).  

As included in the City of Santa Ana Traffic Impact Study Guidelines (dated September 2019) and based on 

the City’s VMT screening criteria and guidance from OPR, the proposed Project is located within a Transit 

Priority Area (TPA) and the land use is consistent with the RTP/SCS as contained in Southern California 

Association of Governments’ (SCAG) adopted Connect SoCal (2020–2045 Regional Transportation 

Plan/Sustainable Communities Strategy). Therefore, in accordance with the City of Santa Ana’s guidelines, 

the proposed Project would have a less than significant CEQA-related transportation impact related to VMT.  

Relative to the Project’s trip generation forecast, since the exact commercial tenant mix is unknown/still 

evolving the most appropriate trip rates to use are ITE Land Use 820: Shopping Center (>150k). The 

description for ITE Land Use 820 states the following: “A shopping center of this size typically contains more 

than retail merchandising facilities. Office space, a movie theater, restaurants, a post office, banks, a health 

club, and recreational facilities are common tenants.” As such, the use of ITE Land Use 820: Shopping Center 

rates is appropriate for determining the trip generation potential of the proposed Project, since the Related 

Bristol Project directly fits the description for ITE 820: Shopping Center (>150k), and the ITE trip generation 

rates are based on numerous empirical studies of existing shopping centers. Therefore, the trip rates and 

thus the Project’s trip generation forecast are considered appropriate, and no modifications are required or 

recommended. 

Response I8.3: When developing trip generation for a site, a common engineering practice for mixed-use 

development projects is to account for typical reductions related to internal capture and pass-by trips. The 

proposed Project would provide for a reduction of vehicle trips by the combination of onsite residential, 

retail, commercial, office, and recreational facilities that would reduce the need to travel outside of the 

Project area. Further, the site is within a TPA and a high-quality transit corridor adjacent to 6 bus routes, 

sidewalks, and bicycle routes that would reduce vehicle trips. For a project of this size, it is also common for 

the project to include travel demand measures (TDM) which would also reduce the number of trips.  
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As it relates to application of pass-by and internal capture reductions, the approach and methodology is 

consistent with what is documented in the Trip Generation, 11th Edition, Institute of Transportation Engineers 

(ITE), Washington, D.C. (2021) and the Trip Generation Handbook, 3rd Edition, published by ITE (September 

2017). The internal capture adjustments applied to the Project account for internal interaction between the 

hotel, residential, and shopping center components of the Project; no internal capture adjustments were 

applied independently to the Project’s shopping center component, and given the shopping center trip rates 

include restaurant land uses, there is not a need to separate internal capture rates for potential food uses. 

Relative to the Project’s hotel component, the internal capture adjustment was appropriately applied to 

represent the interaction with the Project’s shopping center component; no internal capture adjustment was 

applied to potential hotel supporting facilities that may include retail, restaurant, meeting and/or banquet 

facilities. The pass-by adjustment was applied to only the Project's shopping center component. 

For the TDM reductions, the City of Santa Ana has adopted an ordinance for larger employers that they are 

required to implement programs to assist in reducing traffic demands. The Project would incorporate 

programs and policies to reduce vehicular miles traveled through transportation demand management 

policies consistent with applicable strategies contained with Section 36‐606 – TDM strategy plan of the 

Santa Ana Municipal Code. These TDM measures could consist of the following and would be tailored to 

meet the needs of the proposed uses of the Project: 

• Pedestrian Circulation Enhancements 

• Bicycle Circulation Enhancements 

• Transit Oriented Development and Transit Connection Enhancements 

• Carpooling Programs 

• Unbundled Residential Parking Cost 

As a result of these potential TDM measures being applied a 5% reduction is considered conservative. It is 

likely the Project trips would have greater reductions than what was assumed. The Federal Highway 

Administration (FHWA) identifies that TDM measures when implemented in a mixed-use setting could 

generate trip reductions ranging between 8% and 27%. As an example, if alternative commute services 

TDM measures (i.e., shuttle bus, vanpool, etc.) were to be implemented, a reduction ranging between 5% to 

10% could be assumed. As such, the 5% reduction applied to the Traffic Study is conservative. 

Additionally, a 5% non-auto trip reduction was applied to the proposed Project to account for other modes 

of transportation (i.e., public transit, ride share, walking, biking, etc.) and the “synergy” between the 

proposed Project and surrounding retail and commercial land uses. 

As such, the Project would be required to implement such programs which would reduce trips. The trip 

reductions noted in the trip generation table are rather modest. Therefore, the trip reduction for pass-by, 

internal capture and TDM are considered appropriate, and no modifications are required or recommended. 

Response to I8.4: In regard to the Project not being a local-service project, Section 5.13, Transportation, of 

the Draft Supplemental EIR describes that the Project does not meet the threshold for a local-serving project.  

Response to I8.5: As discussed in Section 5.5 Greenhouse Gas Emissions, impacts related to greenhouse gas 

emissions were found to be less than significant as the Project would be consistent with applicable regulatory 

plans and policies to reduce greenhouse gas (GHG) emissions, such as the CARB Scoping Plan and the City 

of Santa Ana Climate Action Plan (CAP).  

CEQA Guidelines Section 15064.4(a)(2) states that “A lead agency shall have discretion to determine, in 

the context of a particular project, whether to: (1) Quantify greenhouse gas emissions resulting from a 

project; and/or (2) Rely on a qualitative analysis or performance-based standards.” In the case of the 
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proposed Project, the lead agency has decided to utilize a qualitative analysis based on consistency with 

applicable plans and policies to reduce GHG emissions to determine the significance of GHG impacts. 

Additionally, CEQA Guidelines Section 15183.5 states, “Public agencies may choose to analyze and mitigate 

significant greenhouse gas emissions in a plan for the reduction of greenhouse gas emissions or similar 

document.” The CARB Scoping plan includes policies and measures to reduce GHG emissions and ensure 

projects do not interfere with the state’s implementation of AB 1279’s target of 85 percent below 1990 

levels and carbon neutrality by 2045. The City of Santa Ana CAP is put in place to ensure that the City is 

tracking and monitoring GHG emissions in order to meet the 2050 GHG reduction goal. Therefore, 

consistency with the CAP would ensure consistency with State and local policies, plans, and regulation aimed 

at reducing GHG emissions. As discussed in Tables 5.5-5 and 5.5-6 of the Draft Suplemental EIR, the 

proposed Project would be consistent with both the CARB Scoping Plan and the City of Santa Ana CAP with 

the inclusion of the proposed mitigation measures. Under CEQA Guidelines, this is a sufficient analysis of 

GHG impacts.  

As discussed in Section 5.13 Transportation, the City of Santa Ana Traffic Impact Study Guidelines contain 

screening thresholds to determine whether a project would require further VMT analysis. The Project site is 

located within a Transit Priority Area (TPA) and a High-Quality Transit Area as identified by the City of 

Santa Ana Traffic Impact Study Guidelines and Figure 5.13-3 of the Draft Supplemental EIR. Additionally, 

the Project is not located on a site identified in Appendix C of the Santa Ana Traffic Impact Study, which 

identifies areas that cannot be screened out by being located in a TPA. Therefore, the proposed Project 

would result in less than significant impacts related to VMT, and no further analysis is required.  

Response I8.6: The VMT study states the opposite, which is that the Project generates more than 110 net 

daily trips and thus would not screen out from a VMT Analysis when applying this screening criteria. 

Nevertheless, as stated in Response 18.2, the proposed Project would have a less than significant CEQA-

related transportation impact related to VMT. 

Response I8.7: Regarding trip distribution, the commenter did not provide any requests for clarification of 

the Project’s trip distribution. Concerns regarding the method and detail of the potential transportation 

impact analysis are addressed above in Responses 18.2 and I8.5. Concerns related to the Project’s trip 

generation are answered in Responses I8.2, I8.3, and I8.6. However, it should be noted that an analysis of 

the potential impact associated with the distribution of Project trips is not required per the State CEQA 

Guidelines. Senate Bill (SB) 743 changes include the elimination of auto delay, LOS, and similar measures of 

vehicular capacity or traffic congestion as the basis for determining significant impacts. As part of the 2019 

amendments to the State CEQA Guidelines, SB 743 directed that the revised CEQA Guidelines “shall 

promote the reduction of greenhouse gas emissions, the development of multimodal transportation networks, 

and a diversity of land uses” (Public Resources Code Section 21099[b][1]); and that “automobile delay, as 

described solely by level of service or similar measures of vehicular capacity or traffic congestion, shall not 

be considered a significant impact on the environment” (Public Resources Code Section 21099[b][2]). As such, 

pursuant to Public Resources Code Section 21099(b)(2), the EIR is not required to analyze impacts related 

to traffic congestion. Nevertheless, a Traffic Impact Analysis was prepared for the Project and is publicly 

available on the City’s Project website. 

In addition, Policy M-1.4 from the City’s Mobility Element states that the City intends to “maintain at least a 

vehicle level of service “D” for intersections of arterial streets, except in areas planned for high intensity 

development or traffic safety projects”. The Project site has a General Plan land use designation of District 

Center-High, which is intended for transit-oriented and high-density urban villages and mixed uses.  

The commenter provides no substantial evidence regarding a traffic safety impact. Regarding traffic safety, 

a queueing analysis was conducted for the Project site as part of a supplemental traffic analysis (as provided 

in Appendix A to this Final Supplemental EIR), which determined that the Project would result in adequate 

storage capacity for the Caltrans on- and off-ramps. At ramps in which the queueing exceeds the storage 
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provided, spillover queues can be accommodated upstream of the turn pockets. Summaries of the results are 

provided in Tables 8, 9, 10, 11, 12, 13 and 14 of the supplemental traffic analysis (as provided in Appendix 

A to this Final Supplemental EIR), which shows that none of the analysis scenarios would result in the potential 

for spill beyond the designated storage lane with the exception of the Year 2045 scenario for the Bear 

Street at the SR-73 northbound ramp. However, this potential spill beyond the designated storage lanes 

would also occur without the addition of the Project in year 2045. As such, the Project would not cause a 

potential safety concern at Caltrans intersections.  

Response I8.8:  This comment serves as a conclusion to the letter and does not provide any specific 

environmental concern with the analysis within the Draft Supplemental EIR or requirements of the proposed 

Specific Plan. This comment letter will be forwarded to all decision makers as part the Final Supplemental 

EIR. No further response is warranted.   
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Response to Comment Letter I9: Anonymous 

Response I9.1: The comment does not raise a specific issue with the adequacy of the Draft Supplemental 

EIR evaluation or raise any other CEQA issue. Therefore, no further response is required or provided. 

Response I9.2: As detailed in Section 5.13, Transportation, of the Draft Supplemental EIR, Senate Bill (SB) 

743 changes include the elimination of auto delay, LOS, and similar measures of vehicular capacity or traffic 

congestion as the basis for determining significant impacts. As part of the 2019 amendments to the State 

CEQA Guidelines, SB 743 directed that the revised CEQA Guidelines “shall promote the reduction of 

greenhouse gas emissions, the development of multimodal transportation networks, and a diversity of land 

uses” (Public Resources Code Section 21099[b][1]); and that “automobile delay, as described solely by level 

of service or similar measures of vehicular capacity or traffic congestion, shall not be considered a significant 

impact on the environment” (Public Resources Code Section 21099[b][2]). The Secretary of the Natural 

Resources Agency subsequently certified CEQA Guideline 15064.3, establishing vehicle miles traveled (VMT) 

as the most appropriate metric to evaluate a project's transportation impacts. Upon certification of the new 

Guideline, automobile delay, as measured by "level of service" and other similar metrics, is no longer 

considered a significant impact on the environment under CEQA. (Public Resources Code 21099(b)(2).) The 

City of Santa Ana adopted new traffic impact criteria to be consistent with the Governor’s Office of Planning 

and Research (OPR) recommendations. These new guidelines are contained within the City of Santa Ana 

Traffic Impact Study Guidelines (dated September 2019) and provide screening criteria and methodology for 

VMT analysis, which are generally consistent with OPR guidelines. The VMT analysis for this Project is detailed 

in the Vehicle Miles Traveled (VMT) Screening Assessment for the Proposed Related Bristol Project (Appendix 

O of the Draft Supplemental EIR).  

As included in the City of Santa Ana Traffic Impact Study Guidelines (dated September 2019) and based on 

the City’s VMT screening criteria and guidance from OPR, the proposed Project is located within a Transit 

Priority Area (TPA) and the land use is consistent with the RTP/SCS as contained in Southern California 

Association of Governments’ (SCAG) adopted Connect SoCal (2020–2045 Regional Transportation 

Plan/Sustainable Communities Strategy). Therefore, in accordance with the City of Santa Ana’s guidelines, 

the proposed Project would have a less than significant CEQA-related transportation impact related to VMT.  

Relative to the Project’s trip generation forecast, since the exact commercial tenant mix is unknown/still 

evolving the most appropriate trip rates to use are ITE Land Used 820: Shopping Center (>150k). The 

description for ITE Land Use 820 states the following: “A shopping center of this size typically contains more 

than retail merchandising facilities. Office space, a movie theater, restaurants, a post office, banks, a health 

club, and recreational facilities are common tenants.” As such, the use of ITE Land Use 820: Shopping Center 

rates is appropriate for determining the trip generation potential of the proposed Project, since the Related 

Bristol Project directly fits the description for ITE 820: Shopping Center (>150k), and the ITE trip generation 

rates are based on numerous empirical studies of existing shopping centers. Therefore, the trip rates and 

thus the Project’s trip generation forecast are considered appropriate, and no modifications are required or 

recommended. 

Response I9.3: When developing trip generation for a site, a common engineering practice for mixed-use 

development projects is to account for typical reductions related to internal capture and pass-by trips. The 

proposed Project would provide for a reduction of vehicle trips by the combination of onsite residential, 

retail, commercial, office, and recreational facilities that would reduce the need to travel outside of the 

Project area. Further, the site is within a TPA and a high-quality transit corridor adjacent to 6 bus routes, 

sidewalks, and bicycle routes that would reduce vehicle trips. For a project of this size, it is also common for 

the project to include travel demand measures (TDM) which would also reduce the number of trips.  

As it relates to application of pass-by and internal capture reductions, the approach and methodology is 

consistent with what is documented in the Trip Generation, 11th Edition, Institute of Transportation Engineers 
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(ITE), Washington, D.C. (2021) and the Trip Generation Handbook, 3rd Edition, published by ITE (September 

2017). The internal capture adjustments applied to the Project account for internal interaction between the 

hotel, residential, and shopping center components of the Project; no internal capture adjustments were 

applied independently to the Project’s shopping center component, and given the shopping center trip rates 

include restaurant land uses, there is not a need to separate internal capture rates for potential food uses. 

Relative to the Project’s hotel component, the internal capture adjustment was appropriately applied to 

represent the interaction with the Project’s shopping center component; no internal capture adjustment was 

applied to potential hotel supporting facilities that may include retail, restaurant, meeting and/or banquet 

facilities. The pass-by adjustment was applied to only the Project's shopping center component. 

For the TDM reductions, the City of Santa Ana has adopted an ordinance for larger employers that they are 

required to implement programs to assist in reducing traffic demands. The Project would incorporate 

programs and policies to reduce vehicular miles traveled through transportation demand management 

policies consistent with applicable strategies contained with Section 36‐606 – TDM strategy plan of the 

Santa Ana Municipal Code. These TDM measures could consist of the following and would be tailored to 

meet the needs of the proposed uses of the Project: 

• Pedestrian Circulation Enhancements 

• Bicycle Circulation Enhancements 

• Transit Oriented Development and Transit Connection Enhancements 

• Carpooling Programs 

• Unbundled Residential Parking Cost 

As a result of these potential TDM measures being applied a 5% reduction is considered conservative. It is 

likely the Project trips would have greater reductions than was assumed. The Federal Highway Administration 

(FHWA) identifies that TDM measures when implemented in a mixed-use setting could generate trip 

reductions ranging between 8% and 27%. As an example, if alternative commute services TDM measures 

(i.e., shuttle bus, vanpool, etc.) were to be implemented, a reduction ranging between 5% to 10% could be 

assumed. As such, the 5% reduction applied to the Traffic Study is conservative. 

Additionally, a 5% non-auto trip reduction was applied to the proposed Project to account for other modes 

of transportation (i.e., public transit, ride share, walking, biking, etc.) and the “synergy” between the 

proposed Project and surrounding retail and commercial land uses. 

As such, the Project would be required to implement such programs which would reduce trips. The trip 

reductions noted in the trip generation table are rather modest. Therefore, the trip reduction for pass-by, 

internal capture and TDM are considered appropriate, and no modifications are required or recommended. 

Response to I9.4: In Section 5.13, Transportation, the Draft Supplemental EIR describes that the Project does 

not meet the threshold for a local-serving project.  

Response to I9.5: As discussed in Section 5.5 Greenhouse Gas Emissions, impacts related to greenhouse gas 

emissions were found to be less than significant as the Project would be consistent with applicable regulatory 

plans and policies to reduce greenhouse gas (GHG) emissions, such as the CARB Scoping Plan and the City 

of Santa Ana Climate Action Plan (CAP).  

CEQA Guidelines Section 15064.4(a)(2) states that “A lead agency shall have discretion to determine, in 

the context of a particular project, whether to: (1) Quantify greenhouse gas emissions resulting from a 

project; and/or (2) Rely on a qualitative analysis or performance-based standards.” In the case of the 

proposed Project, the lead agency has decided to utilize a qualitative analysis based on consistency with 

applicable pans and policies to reduce GHG emissions to determine the significance of GHG impacts. 
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Additionally, CEQA Guidelines Section 15183.5 states, “Public agencies may choose to analyze and mitigate 

significant greenhouse gas emissions in a plan for the reduction of greenhouse gas emissions or similar 

document.” The CARB Scoping plan includes policies and measures to reduce GHG emissions and ensure 

projects do not interfere with the state’s implementation of AB 1279’s target of 85 percent below 1990 

levels and carbon neutrality by 2045. The City of Santa Ana CAP is put in place to ensure that the City is 

tracking and monitoring GHG emissions in order to meet the 2050 GHG reduction goal. Therefore, 

consistency with the CAP would ensure consistency with State and local policies, plans, and regulation aimed 

at reducing GHG emissions. As discussed in Tables 5.5-5 and 5.5-6 of the Draft Suplemental EIR, the 

proposed Project would be consistent with both the CARB Scoping Plan and the City of Santa Ana CAP with 

the inclusion of the proposed mitigation measures. Under CEQA Guidelines, this is a sufficient analysis of 

GHG impacts.  

As discussed in Section 5.13 Transportation, the City of Santa Ana Traffic Impact Study Guidelines contain 

screening thresholds to determine whether a project would require further VMT analysis. The Project site is 

located within a Transit Priority Area (TPA) and a High-Quality Transit Area as identified by the City of 

Santa Ana Traffic Impact Study Guidelines and Figure 5.13-3 of the Draft Supplemental EIR. Additionally, 

the Project is not located on a site identified in Appendix C of the Santa Ana Traffic Impact Study, which 

identifies areas that cannot be screened out by being located in a TPA. Therefore, the proposed Project 

would result in less than significant impacts related to VMT, and no further analysis is required.  

Response I9.6: Additionally, the VMT study states the opposite which is that the Project generates more than 

110 net daily trips and thus would not screen out from a VMT Analysis when applied this screening criteria. 

Nevertheless, as stated in Response 18.2, the proposed Project would have a less than significant CEQA-

related transportation impact related to VMT. 

Response I9.7: Regarding trip distribution, the commenter did not provide any requests for clarification of 

the Project’s trip distribution. Concerns regarding the method and detail of the potential transportation 

impact analysis are addressed above in Responses I9.2. Concerns related to the Project’s trip generation 

are answered in Responses I9.2, I9.3, and I9.6. However, it should be noted that an analysis of the potential 

impact associated with the distribution of Project trips is not required per the State CEQA Guidelines. Senate 

Bill (SB) 743 changes include the elimination of auto delay, LOS, and similar measures of vehicular capacity 

or traffic congestion as the basis for determining significant impacts. As part of the 2019 amendments to the 

State CEQA Guidelines, SB 743 directed that the revised CEQA Guidelines “shall promote the reduction of 

greenhouse gas emissions, the development of multimodal transportation networks, and a diversity of land 

uses” (Public Resources Code Section 21099[b][1]); and that “automobile delay, as described solely by level 

of service or similar measures of vehicular capacity or traffic congestion, shall not be considered a significant 

impact on the environment” (Public Resources Code Section 21099[b][2]). As such, pursuant to Public 

Resources Code Section 21099(b)(2), the Supplemental EIR is not required to analyze impacts related to 

traffic congestion. Nevertheless, a Traffic Impact Analysis was prepared for the Project and is publicly 

available on the City’s Project website. 

In addition, Policy M-1.4 from the City’s Mobility Element states that the City intends to “maintain at least a 

vehicle level of service “D” for intersections of arterial streets, except in areas planned for high intensity 

development or traffic safety projects”. The Project site has a General Plan land use designation of District 

Center-High, which is intended for transit-oriented and high-density urban villages and mixed uses.  

Response I9.8:  This comment serves as a conclusion to the letter and does not provide any specific 

environmental concern with the analysis within the Draft Supplemental EIR or requirements of the proposed 

Specific Plan. This comment letter will be forwarded to all decision makers as part the Final Supplemental 

EIR. No further response is warranted.  
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3. Revisions to the Draft EIR 
This section contains revisions to the Draft EIR based upon: (1) clarifications required to prepare a response 
to a specific comment; and/or (2) typographical errors. The revisions do not alter any of the significance 
conclusions that were previously disclosed in the Draft EIR. Changes made to the Draft EIR are identified here 
in strikeout text to indicate deletions and in double underlined text to signify additions.  

3.1 Revisions in Response to Written Comments and City Changes to Text  
The following text, organized by Draft EIR Chapters and Sections, has been revised in response to comments 
received on the Draft EIR and corrections identified by the City. 
 
 
Chapter 1.0, Executive Summary 
 
Table 1-2, Summary of Impacts, Mitigation Measures, and Level of Significance on pages 1-9 to 1-20 is 
revised as follows: 
 

Impact Applicable Standard 
Conditions or Plan, Program, 

Policy 

Level of Significance 
before Mitigation 

Mitigation Measures Significance after 
Mitigation 

5.1 Air Quality     

Impact AQ-1: The Project 
would result in a conflict with 
or obstruct implementation of 
the applicable air quality 
plan. 

 
PPP AQ-3: Rule 445. The 
following measure shall be 
incorporated into construction 
plans and specifications as 
implementation of Rule 445. 
Wood burning stoves and 
fireplaces shall not be included 
or used in the new 
development residential 
dwelling units. 
 
 

Potentially significant MM AQ-4: Prohibition of 
Fireplaces. Project plans, 
specifications, and permitting shall 
state that the installation of wood-
burning and natural gas devices 
areshall be prohibited inside 
residential dwelling units. The 
purpose of this measure is to limit 
emissions of ROG, NOX, and 
particulate matter emissions from 
wood-burning and natural gas 
devices used for primary heat, 
supplemental heat, or ambiance. 
This prohibition shall be noted on 
the tenant deed and/or lease 
agreements for tenants to obey to 
ensure that installation of wood-
burning and natural gas devices 
do not occur during occupation of 
residences. 
 
 
MM AQ-7: Loading Dock 
Connections. Prior to the approval 
of building permits, the City of 
Santa Ana shall confirm the 
construction documents 
demonstrate an adequate number 
of electrical service connections at 
loading docks for plug-in of the 
anticipated number of 
refrigerated trailers to reduce 
idling time and emissions. 

Significant and 
unavoidable 

Impact AQ-2: The Project 
would result in a cumulatively 
considerable net increase of 
a criteria pollutant for which 
the Project region is non-
attainment under an 
applicable federal or state 
ambient air quality standard. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Potentially significant Significant and 
unavoidable 
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Impact Applicable Standard 
Conditions or Plan, Program, 

Policy 

Level of Significance 
before Mitigation 

Mitigation Measures Significance after 
Mitigation 

Cumulative Potentially significant GPU FEIR Mitigation Measures: 
MM AQ-1 through MM AQ-2, 
listed previously 
 
Project Specific Mitigation 
Measures: MM AQ-1 through MM 
AQ-76, listed previously 

Significant and 
unavoidable 

 
 
Chapter 2.0, Introduction 
 
Page 2-1, Section 2.2, Environmental Background, is revised as follows: 
 
As identified in the GPU, the Project site is located within the South Bristol Street Focus Area and has a GPU 
designation of District Center-High (DC-5), which has a maximum FAR of 5.0 or 125 dwelling units per acre 
(du/ac) and a maximum height of 25 stories that allows up to 8,958,114 8,733,780 square feet (SF) of 
mixed uses, inclusive of residential uses, within the Project site. This level of redevelopment was included in 
the GPU FEIR buildout, and applicable mitigation measures were identified, as necessary, to reduce impacts. 
 
Chapter 3.0, Project Description 
 
Page 3-2, Section 3.2, Project Background, is revised as follows: 
 
The Project site is located within the South Bristol Street Focus Area. The GPU (Land Use Element Page 60) 
describes that this focus area will create opportunities to transform auto-oriented shopping plazas to 
walkable, bike-friendly, and transit-friendly urban villages that incorporate a mix of high intensity office 
and residential living with experiential commercial uses. As shown on Figure 3-4, South Bristol Street Focus 
Area and GPU Land Uses, the Project site has a GPU designation of District Center-High (DC-5), which has 
a maximum FAR of 5.0, or 125 dwelling units per acre (du/ac) and a maximum height of 25 stories that 
allows up to 8,958,114 8,733,780 square feet (SF) of mixed uses, inclusive of residential uses, within the 
Project site. This level of redevelopment was included in the GPU FEIR buildout, and applicable mitigation 
measures were identified, as necessary, to reduce impacts. 
 
Pages 3-25, Section 3.4, Project Characteristics, is revised as follows: 
 
The proposed Project includes a Greenlink, which would be a landscaped pedestrian paseo linking the north 
and south areas of the site, and would have landscaping, seating areas, and connections to residences, open 
space, and commercial areas. The proposed Project would also include offsite bikeway improvements to 
provide a Class IV bike lane with protected medians or Class II bike lane along the Project frontages of 
Bristol Street, MacArthur Boulevard, and Sunflower Avenue. 
 
Pages 3-26 through 3-27, Section 3.4, Project Characteristics, is revised as follows: 
 
Roadway Improvements: The proposed Project includes the following roadway improvements to the adjacent 
offsite roadway system: 

• Bristol Street is a north-south six-lane roadway with raised landscaped medians that borders the site 
to the east. Project improvements include: 
 A Class II or IV bike lane with a planted buffer separation between vehicular and bicycle circulation 
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 New curb cuts for ingress/egress to/from Bristol Street 
 Potential median modifications and/or signalization of driveway between Callen’s Commons and 

Sunflower Avenue 
 Landscaped setback with sidewalks and street trees 

 
• MacArthur Boulevard is an east-west six-lane roadway with raised and striped medians that borders 

the site to the north. Project improvements include: 
 A Class II or IV bike lane with a landscaped buffer separation between vehicular and bicycle 

circulation 
 Bus stop improvements 
 Addition of an intersection for a new north/south local neighborhood roadway (Bristol Paseo) through 

the site 
 Curb cut at the intersection of the residential shared roadway 
 Construction of new site driveway intersection 
 Landscaped setback areas and street trees 

 
• South Plaza Drive is a north-south four-lane roadway with raised landscaped medians that is west of 

the site between MacArthur Boulevard and Callen’s Common. Project improvements include: 
 New curb cuts for ingress/egress 
 Signalization at intersection with Callen’s Common 
 Landscaped setback areas and street trees 

 
• Sunflower Avenue is an east-west six lane roadway that borders the site to the south. The centerline 

of the roadway is the boundary with the City of Costa Mesa to the south. Project improvements include: 
 Potential median modification and/or signalization of the proposed Bristol Paseo driveway, subject to 

improvements/realignment of South Coast Plaza driveway 
 Construction of eastbound left-turn lane on Sunflower Avenue at Bristol Paseo with the construction of 

a new driveway that would be realigned approximately 110 feet to the east of the existing driveway. 
 Installation of a five-phase traffic signal at Bristol Paseo, subject to the improvements/realignment of 

the South Coast Plaza driveway. 
 Class II or IV bike lane with a landscaped buffer separation between vehicular and bicycle circulation 
 Bus stop improvements 
 Landscape and sidewalk improvements 
 Intersection with a new street neighborhood street segment  

 
• Callen’s Common is an existing private road that roughly bisects the Project site. The east-west 

roadway has two travel lanes. Project improvements include: 
 Expanded parkway with street trees and improved sidewalks 
 Greenlink pedestrian crossing 
 Reduction of travel lanes to a two-lane street between South Plaza Drive and the Bristol Paseo to 

allow for on-street parking 
 Drop-off and loading areas 
 Addition of pedestrian paths on both sides of the roadway 
 Potential signalization of Callen’s Commons and South Plaza Drive 

 
Parking: The majority of parking would be provided in shared/joint/reciprocal free-standing, subterranean 
and above-grade parking garages. Up to two levels of subterranean parking would be included in Phase 1 
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and one level of subterranean parking would be included in Phase 2 and Phase 3. The proposed Project also 
includes limited on-street parking. Parking would be provided at the ratios listed in Table 3-3. 
 

Table 3-1: Proposed Parking Standards 

Use Ratio (min) 
Commercial, inclusive of food service 4 spaces/1,000 SF 
Senior Care/Assisted Living 0.6 space/unit 
Residential, inclusive of Guest 1.3 spaces/unit 
Hotel, inclusive of ancillary retail, food service, and conference 0.6 space/room (if hotel offers 

shuttle service) 
1.0 space/room (without shuttle 

service) 
Office 3 spaces/1,000 SF 

 
Page 3-27, Section 3.4, Project Characteristics, is revised as follows: 
 

• Water: The proposed Project would install new onsite water infrastructure that would connect to 
water pipelines that are adjacent to the site. The onsite improvements include replacement of the 
existing 12-inch water line in Callen’s Common with a new 12-inch main and construction of a 12-
ince water main in Bristol Paseo and connection of the new onsite infrastructure to the replacement 
line. The proposed Project also includes offsite infrastructure improvements that would replace a 
portion of the existing 12-inch water main in South Plaza Drive from MacArthur Boulevard to 
Sunflower Avenue with a 12-inch water main. The 12-inch water mains in Sunflower Avenue from 
South Plaza Drive to Bristol Street and Bristol Street from MacArthur to Sunflower would be replaced 
“in-kind” with new 12-inch water mains. An approximately 600-foot section of the existing 12-inch 
water main located at the northerly portion of Plaza Drive (immediately south of MacArthur 
Boulevard) would be replaced in conjunction with the Specific Plan. The other existing off-site water 
mains that provide water service to the Specific Plan area are appropriately sized, including the 
existing 12-inch mains located in Bristol Street, Sunflower Avenue, and South Plaza Drive. Therefore, 
replacement of those mains is not required for or as part of the Specific Plan. However, the off-site 
water mains may, in the future and at the discretion of the City, be upgraded as part of a City 
Public Works project. Although not required for the proposed Specific Plan project, replacement of 
those water mains is analyzed in this Draft Supplemental EIR. 

 
Page 3-36, Section 3.5, Discretionary Approvals and Permits, is revised as follows: 
 
The responsible agencies, trustee agencies, and other public agencies which may be required to grant 
approvals and permits or coordinate as part of implementation of the proposed Project include, but are not 
limited to: 

• Federal Aviation Administration (FAA): Based on the location of the Project site and the proposed 
height of the buildings, the Applicant will file Form 7460-1, Notice of Actual Construction or 
Alteration, with the FAA. The FAA will use information provided in Form 7460-1 and other data to 
conduct an aeronautical review for the proposed Project. 

• California Department of Transportation (Caltrans): Future improvements from future development 
in the Specific Plan could potentially require encroachment permits. 

• Orange County Airport Land Use Commission (ALUC): The Project site is within the Airport Environs 
Land Use Plan (AELUP) Notification Area for John Wayne Airport. 

• South Coast Air Quality Management District (SCAQMD): Issuance of any permits to construct or 
permits to operate. 
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• Santa Ana Regional Water Quality Control Board (RWQCB): Issuance of a National Pollution 
Discharge Elimination System (NPDES) Permit and Construction General Permit. The Santa Ana 
RWQCB would also issue a Dewatering Permit consistent with the General Permit. 

• City of Costa Mesa Right-of-Way Construction/Encroachment Permit. Issuance of a permit to allow 
for infrastructure construction activities in rights-of-way of the City of Costa Mesa. 

• Orange County Transportation Authority. Issuance of permits associated with bus stop 
improvements. 

 
Chapter 4.0, Environmental Setting 
 
Page 4-13, Section 4.14, Public Services, is revised as follows: 
 
As provided by the OCFA 2022 Statistical Annual Report, OCFA fire stations responded to there were 
30,604 incidents resulting in 40,244-unit responses40,224 calls for service from the 10 fire stations in the 
City in 2022. Of the calls for service, 7556.8 percent (22,835) were for emergency medical calls, 21.8 
percent (734) were for fire incidents, and 2317.5 percent (7,035) were for other incidents, which includes: 
cancelled service calls, ruptures, hazardous conditions, false alarms, and miscellaneous calls. 

 
Chapter 5.1, Air Quality 
 
The second paragraph on Page 5.1-23, Section 5.1, Air Quality, Impact AQ-1 is revised as follows:  
 
The Project site is located within the GPU South Bristol Street Focus Area and has a GPU designation of 
District Center-High (DC-5), which has a maximum FAR of 5.0, or 125 dwelling units per acre (du/ac) and a 
maximum height of 25 stories that allows up to 8,958,114 8,733,780 SF of mixed uses, inclusive of 
residential uses, within the Project site. The GPU was adopted in April 2022 and went into effect on May 
26, 2022, prior to the SCAQMD 2022 AQMP. 

 
The fourth paragraph on Page 5.1-27 and first paragraph on page 5.1-28, Section 5.1, Air Quality, Impact 
AQ-2 is revised as follows:  
 
As shown, emissions from operation of Phase 1 of the proposed Project would exceed the thresholds of 
significance for ROG. The GPU EIR Mitigation Measure AQ-2 requires electrical hookups for refrigerated 
delivery trucks. Additionally, Project Mitigation Measures AQ-3 through AQ-6 have been included to reduce 
operational emissions. Mitigation Measure AQ-3 requires the implementation of a Transportation Demand 
Management (TDM) program to reduce single occupant vehicle trips and encourage transit. Mitigation 
Measure AQ-4 prohibits the use of permanent wood-burning devices (consistent with SCAQMD Rule 445), 
and Mitigation Measure AQ-5 requires all landscaping equipment used on site to be 100 percent electrically 
powered. Mitigation Measure AQ-6 requires the implementation of “Super-Compliant” low VOC paint 
during operational maintenance. Mitigation Measure AQ-7 requires the provision of electrical connections 
at loading docks for refrigerated trailers.  
 
The third and fourth paragraph on page 5.1-29, Section 5.1, Air Quality, Impact AQ-2 is revised as 
follows:  
 
Phase 1 Operations + Phase 2 Construction. Phase 1 has the potential to be operational during Phase 2 
construction. The overlapping emissions of Phase 1 operations and Phase 2 construction are listed in Table 



Related Bristol Specific Plan Project   3. Revisions to the Draft EIR 
 

 
City of Santa Ana   3-6 
Final EIR  
August 2024 

5.1-18, which shows that these overlapping emissions would exceed SCAQMD thresholds for ROG and NOx 
and that Mitigation Measures AQ-1 through AQ-76 would be required.  
 

Table 5.1-2: Unmitigated Overlapping Emissions - Phase 1 Operations + Phase 2 Construction 

Source 
Emissions (Maximum Pounds Per Day) 

ROG NOX CO SO2 PM10 PM2.5 
Phase 1 Operations 62.01 7.42 185.78 0.30 -15.06 4.10 
Phase 2 Construction 127.92 151.33 176.09 0.36 17.55 11.25 
Total Unmitigated Overlapping Emissions 189.93 158.75 361.87 0.66 2.49 15.34 
SCAQMD Threshold 55 55 550 150 150 55 
Exceeds Threshold? Yes Yes No No No No 

Source: Air Quality Assessment, Appendix B. 
 
Table 5.1-19 shows that overlapping emissions would continue to exceed SCAQMD thresholds for ROG after 
implementation of Mitigation Measures AQ-1 through AQ-76. The majority of the proposed Project’s ROG 
emission exceedances are from consumer products that the City cannot control emissions of; and therefore, 
cannot feasibly be reduced below the SCAQMD thresholds. As a result, impacts from overlapping emissions 
of Phase 1 operations and Phase 2 construction would be significant and unavoidable. 
 
The first and second paragraph on page 5.1-30, Section 5.1, Air Quality, Impact AQ-2 is revised as 
follows:  

Phase 1 Operations + Phase 2 Operations + Phase 3 Construction. Phase 1 and Phase 2 have the 
potential to be operational during Phase 3 construction. The overlapping emissions of Phase 1 and Phase 2 
operations and Phase 3 construction are listed in Table 5.1-20, which shows that these overlapping emissions 
would exceed SCAQMD thresholds for ROG, NOx, and CO and that Mitigation Measures AQ-1 through 
AQ-76 would be required.  
 
Table 5.1-3: Unmitigated Overlapping Emissions - Phases 1 and 2 Operations + Phase 3 Construction 

Source Emissions (Maximum Pounds Per Day) 
ROG NOX CO SO2 PM10 PM2.5 

Phase 1 Operations 62.01 7.42 185.78 0.30 -15.06 4.10 
Phase 2 Operations 38.13 3.66 141.53 -39.54 10.48 2.11 
Phase 3 Construction 121.86 188.71 297.01 0.91 109.27 27.04 
Total Unmitigated Overlapping Emissions 222.01 199.79 624.31 -38.33 104.69 33.25 
SCAQMD Threshold 55 55 550 150 150 55 
Exceeds Threshold? Yes Yes Yes No No No 

Source: Air Quality Assessment, Appendix B. 
 
Table 5.1-21 shows that overlapping emissions would continue to exceed SCAQMD thresholds for ROG and 
NOx after implementation of Mitigation Measures AQ-1 through AQ-76. As detailed previously, the majority 
of the proposed Project’s emission exceedances are from consumer product and mobile sources and cannot 
feasibly be reduced below the SCAQMD thresholds. Emissions from motor vehicles are controlled by state 
and federal standards and the City and proposed Project have no control over these standards. Therefore, 
impacts from overlapping emissions of Phases 1 and 2 operations and Phase 3 construction would be 
significant and unavoidable. 
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The first paragraph on page 5.1-31, Section 5.1, Air Quality, Impact AQ-2 is revised as follows:  

Significant and Unavoidable Impact. The mitigated operational emissions from Phase 1, Phase 2, Phase 3 
combined are provided in Table 5.1-22, which shows that after implementation of Mitigation Measures AQ-
1 through AQ-76 the net increase in operational emissions from the proposed Project at buildout would 
exceed thresholds for ROG. As detailed previously, ROG emissions are generated from consumer products, 
the emissions of which are not controlled by either the City or the applicant. Therefore, operational air 
quality impacts would remain significant and unavoidable after implementation of mitigation.  
 
Section 5.1.8 on page 5.1-44, Section 5.1, Air Quality, is revised as follows: 

PPP AQ-3: Rule 445. The following measure shall be incorporated into construction plans and specifications 
as implementation of Rule 445. Wood burning stoves and fireplaces shall not be included or used in the new 
development residential dwelling units. 
 
Mitigation Measure AQ-4 on page 5.1-48, Section 5.1, Air Quality, is revised as follows:  

MM AQ-4: Prohibition of Fireplaces. Project plans, specifications, and permitting shall state that the 
installation of wood-burning and natural gas devices are shall be prohibited inside residential dwelling units. 
The purpose of this measure is to limit emissions of ROG, NOX, and particulate matter emissions from wood-
burning and natural gas devices used for primary heat, supplemental heat, or ambiance. This prohibition 
shall be noted on the tenant deed and/or lease agreements for tenants to obey to ensure that installation 
of wood-burning and natural gas devices do not occur during occupation of residences. 
 
Section 5.1.10 on page 5.1-49, Section 5.1, Air Quality, is revised as follows:  

MM AQ-6: Low VOC Paint (Operations). The Project Applicant shall require by contract specifications for 
commercial development to use interior and exterior architectural coatings (paint and primer including 
parking lot paint) products that have a volatile organic compound rating of 10 grams per liter or less. 
Contract specifications shall be reviewed and approved by the City of Santa Ana prior to the issuance of 
occupancy permits. This measure shall be made a condition of approval for continued upkeep of the 
property. 

MM AQ-7: Loading Dock Connections. Prior to the approval of building permits, the City of Santa Ana 
shall confirm the construction documents demonstrate an adequate number of electrical service connections 
at loading docks for plug-in of the anticipated number of refrigerated trailers to reduce idling time and 
emissions. 
 
Chapter 5.5, Greenhouse Gas Emissions 
 
The first paragraph on Page 5.5-16, Section 5.5, Greenhouse Gas Emissions, Impact GHG-1 is revised as 
follows:  
 
The Greenhouse Gas Emissions Assessment (Appendix I) describes that a majority of the GHG emissions (56 
percent unmitigated and 52 percent mitigated) generated from the proposed Project at buildout are 
associated with non-construction related mobile sources. As detailed in Section 5.1, Air Quality, and listed 
below, proposed Project Mitigation Measure AQ-3: Vehicle Trip Reduction, Mitigation Measure AQ-4: 
Prohibition of Fireplaces, Mitigation Measure AQ-5: Electric Landscape Equipment, and Mitigation Measure 
AQ-6: Low VOC Paint (Operations), and Mitigation Measure AQ-7: Loading Dock Connections would reduce 
operational air quality emissions and would also reduce GHG emissions.  
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Section 5.5.10 on page 5.5-27, Section 5.5, Greenhouse Gas Emissions, is revised as follows: 

Proposed Specific Plan Project Mitigation Measures 
Mitigation Measure AQ-3: Vehicle Trip Reduction. As listed previously in Section 5.1, Air Quality. 

Mitigation Measure AQ-4: Prohibition of Fireplaces. As listed previously in Section 5.1, Air Quality.  

Mitigation Measure AQ-5: Electric Landscape Equipment. As listed previously in Section 5.1, Air Quality. 

Mitigation Measure AQ-6: Low VOC Paint (Operations). As listed previously in Section 5.1, Air Quality.  

Mitigation Measure AQ-7: Loading Dock Connections. As listed previously in Section 5.1, Air Quality. 

Section 5.5-10 on page 5.5-28, Section 5.5, Greenhouse Gas Emissions, is revised as follows: 

Mitigation Measure GHG-5: Energy Efficient Appliances. All major applicant provided in-unit residential 
appliances (e.g., dishwashers, refrigerators, clothes washers and dryers, water heaters, and for space 
heating) provided/installed shall be electric (i.e., appliances that do not use natural gas, propane, or other 
fossil fuels) and Energy Star certified or of equivalent energy efficiency where applicable. Prior to the 
issuance of the certificate of occupancy, the City of Santa Ana shall verify implementation of this requirement. 
Installation of electric Energy Star–certified or equivalent appliances shall be verified by the Building Safety 
Division Planning and Building Department during plan check. 

Chapter 5.6, Hazards and Hazardous Materials 
 
The sixth paragraph on Page 5.6-27, Section 5.6, Hazards and Hazardous Material, Impact HAZ-5 is revised 
as follows:  
 
The proposed Project consists of residential and commercial uses that would include the use of typical 
electronics, such as computers, televisions, and other electronics with wireless capability. These types of 
electronics are currently being used by the existing commercial industrial land uses on the site, and other uses 
in the vicinity of the site. The new residential and commercial uses on the site would use similar technology 
that does not cause electronic interference that could affect aircraft. Thus, impacts related to electronic 
interference with operations of the SNA would not occur. 

Chapter 5.8, Land Use and Planning 
 
The second paragraph on Page 5.8-6, Section 5.8, Land Use and Planning, is revised as follows: 

Table LU-8 of the GPU identifies the DC-5 area as allowing a maximum Floor Area Ratio (FAR) of 5.0, or 
125 dwelling units per acre (du/ac) and a maximum height of 25 stories. The GPU's District Center 
designation allows up to 8,958,114 8,733,780 SF of mixed uses, inclusive of residential uses, based on the 
maximum FAR of 5.0 over the approximately 41.13-gross-acre site. 

The first paragraph on Page 5.8-25, Section 5.8, Land Use and Planning, Impact LU-2 is revised as follows:  
 
General Plan Land Use Designation. The Project site currently has a General Plan Land Use designation of 
District Center-High (DC-5), which has a maximum Floor Area Ratio (FAR) of 5.0, or 125 dwelling units per 
acre (du/ac) and a maximum height of 25 stories that allows up to 8,958,114 8,733,780 SF of mixed uses, 
inclusive of residential uses, within the Project site. 
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Chapter 5.10, Population and Housing 
 
Page 5.10-10, Section 5.10, Population and Housing, is revised as follows:  
 
Infrastructure 
Roadways. The Project site is adjacent to existing roadways that would not be extended or upsized to serve 
the proposed Project. Although the proposed Project includes roadway improvements, they are related to 
installing ingress/egress to the proposed uses on the Project site and providing a multi-modal circulation 
system by enhancing pedestrian and bicycle facilities. As detailed in Chapter 3.0, Project Description, these 
roadway improvements on each street include the following:  

• Bristol Street: landscaped setback with sidewalks; Class II or IV bike lane; bus stop improvements; new 
curb cuts for ingress/egress to/from Bristol; potential median modifications and/or signalization of 
driveway between Callen’s Commons and Sunflower Avenue. 

• MacArthur Boulevard: Class II or IV bike lane; bus stop improvements; new intersection with onsite local 
roadway (Bristol Paseo); curb cuts, and landscaped setback areas with street trees. 

• South Plaza Drive: curb cuts for ingress/egress; signalization at Callen’s Common; landscaped setback 
areas with street trees. 

• Sunflower Avenue: median modification and/or signalization at Bristol Paseo; westbound right-turn 
lanes at Bristol Paseo; Class II or IV bike lane; bus stop improvements; landscape and sidewalk 
improvements.  

• Callen’s Common: landscaped sidewalks; Greenlink pedestrian crossing; reduction of travel lanes to a 
two-lane street to allow for on-street parking and drop-off and loading areas; pedestrian pathways on 
both sides of roadway. 

 

Chapter 5.11, Public Services 
 
The third paragraph on Page 5.11-3, Section 5.11, Public Services, is revised as follows:  
 
The GPU FEIR determined that buildout of the GPU would consist of development of up to 36,261 housing 
units and 5,849,220 SF of non-residential development; resulting in a total of 360,077 residents and 
170,416 jobs that would generate an increase in demand for fire services. This includes 8,958,114 
8,733,780 SF of mixed uses, inclusive of residential uses, within the Project site. The GPU FEIR determined 
that future development under the GPU would comply with the California Fire and Building Codes, California 
Health and Safety Code, City ordinances, and applicable national standards to reduce needs related to 
fire services. The GPU FEIR determined that additional staff, equipment, and facilities would come from the 
City’s general fund to serve the growing population. Therefore, the GPU FEIR determined that impacts 
related to fire protection and emergency services and facilities would be less than significant. 
 
The fifth paragraph on Page 5.11-11, Section 5.11, Public Services, is revised as follows:  
 
The GPU FEIR determined that buildout of the GPU would consist of development of up to 36,261 housing 
units and 5,849,220 SF of non-residential development; resulting in a total of 360,077 residents and 
170,416 jobs that would generate an increase in demand for police services. This includes 8,958,114 
8,733,780 SF of mixed uses, inclusive of residential uses, within the Project site. The GPU FEIR describes that 
the Santa Ana Police Department does not apply a staffing ratio but instead evaluates performance and 
needs. The GPU FEIR determined that that buildout of the GPU would result in the need for additional 
officers; the number of which would be based on the number of calls for service and average response times 
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in the future. The GPU FEIR also determined that impacts to police services would be less than significant and 
did not identify the need for expanded or new policing facilities. 
 
Table 5.11-1 on Page 5.11-3, Section 5.11, Public Services, is revised as follows:  
 

Table 5.11-4: Santa Ana Fire Stations Near the Project Site 

Fire Station Location 
Distance 
from Site Equipment Staffing 

Station 76 950 West MacArthur 
Boulevard 

0.5 mile 1 Paramedic 
Truck 

31 Fire Captain,  
31 Engineer,  

62 Firefighters/Paramedics 
Station 77 2317 South Greenville 

Street 
2.2 miles 1 Paramedic 

Truck 
31 Fire Captain,  

31 Engineer,  
62 Firefighters/Paramedics 

Station 74 1427 South Broadway 2.9 miles 1 Paramedic 
Engine 

3 Fire Captains/Paramedics 
3 Fire Apparatus Engineers 
3 Firefighters/Paramedics 

3 Firefighters 
Station 79 1320 East Warner 3.0 miles 1 Paramedic 

Engine 
3 Fire Captains 

3 Fire Apparatus Engineers 
6 Firefighters/Paramedics 

Station 73 419 South Franklin Street 3.4 miles 1 Paramedic 
Engine 

3 Fire Captains/Paramedics 
3 Fire Apparatus Engineers 
3 Firefighters/Paramedics 

3 Firefighters 
Station 75 120 West Walnut 4.1 mile 1 Paramedic 

Engine 
1 Paramedic 

Truck 

6 Fire Captains/Paramedics 
6 Fire Apparatus Engineers 
6 Firefighters/Paramedics 

6 Firefighters 
Sources: GPU FEIR, Section 5.14, Public Services, and OCFA 2023 

 
 
The first paragraph on Page 5.11-3, Section 5.11, Public Services, is revised as follows:  
 
As provided by the OCFA 2022 Statistical Annual Report, OCFA fire stations responded to there were 
30,604 incidents resulting in 40,244-unit responses40,224 calls for service from the 10 fire stations in the 
City in 2022. Of the calls for service, 7556.8 percent (22,835) were for emergency medical calls, 21.8 
percent (734) were for fire incidents, and 2317.5 percent (7,035) were for other incidents, which includes: 
cancelled service calls, ruptures, hazardous conditions, false alarms, and miscellaneous calls. 

 

Chapter 5.13, Transportation 

The second and fourth paragraphs on Page 5.13-11, Section 5.13, Transportation, Impact TR-1 is 
revised as follows:  

The proposed Project would continue to provide vehicular access to the site from the adjacent roadways, but 
would provide new driveways: five unsignalized right-turn only driveways and one signalized driveway 
along South Plaza Drive, two unsignalized right-turn only driveways along MacArthur Boulevard, three 
unsignalized right-turn only driveways along Bristol Street (one of which would be truck driveway), two 
signalized driveways on Bristol Street, and two unsignalized right-turn only driveways and one signalized 
driveway along Sunflower Avenue. In addition, the proposed Project would provide pedestrian and bicycle 
access to and through the site from installation of new and/or reconstructed landscaped sidewalks, the 
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internal Greenlink pedestrian circulation, and Class II or IV bike lanes on Bristol Street, MacArthur Boulevard, 
and Sunflower Avenue along the Project site frontage. 

As shown on Figure 3-12, Proposed Circulation Plan, the Related Bristol Specific Plan identifies multiple 
circulation improvements to connect the proposed redevelopment of the site to the existing circulation system 
adjacent to the site in a manner that would implement efficient multi-modal circulation to, from, and within 
the Project site, which includes the following: 

Bristol Street improvements include installation of a widened parkway with street trees, new curb cuts for 
ingress/egress to/from the Project site, right-of-way dedication for median reconstruction and modifications, 
a Class II or IV bike lane per the City’s Mobility Element, and bus stop improvements. The proposed Project 
driveways include the following, as shown on Figure 5.13-1, Proposed Project Driveways: 

The first and second paragraphs on Page 5.13-12, Section 5.13, Transportation, Impact TR-1 is revised 
as follows:  

MacArthur Boulevard improvements include right-of-way dedication for a Class II or IV bike lane per the 
City’s Mobility Element, bus stop improvements, planted setback areas, construction of a new landscaped 
median, and street trees. The Project driveways include the following, as shown on Figure 5.13-1, Proposed 
Project Driveways: 

• Driveway G at MacArthur Boulevard: The proposed Project would install an unsignalized right-turn 
only driveway at Driveway G.  

• Driveway H at MacArthur Boulevard: The proposed Project would install an unsignalized right-turn 
only driveway at Driveway H. 

Sunflower Avenue improvements include potential median modification, bus stop improvements, and potential 
right-of-way dedication for a Class II or IV bike lane. The proposed Project driveways include the following, 
as shown on Figure 5.13-1, Proposed Project Driveways: 

• No. 19 – Project Driveway at Sunflower Avenue: a new driveway would be installed and realigned 
approximately 110 feet to the east of the existing driveway. The proposed Project would include 
restriping along Sunflower Avenue and modification of the existing median. The proposed Project 
would install a five-phase traffic signal, subject to the improvements/realignment of the South Coast 
Plaza driveway and coordination with the City of Costa Mesa. 

• Driveway A at Sunflower Avenue: The proposed Project would install an unsignalized right-turn only 
driveway at Driveway A. 

• Driveway B at Sunflower Avenue: The proposed Project would install an unsignalized right-turn only 
driveway at Driveway B.  

The second paragraph on Page 5.13-13, Section 5.13, Transportation, Impact TR-1 is revised as follows:  

Transit Facilities: As described previously, the Project site is located within a TPA and a high-quality transit 
corridor and is served by OCTA Routes 55, 57, 76, 86, 150, and 553. These existing transit services would 
continue to serve the ridership in the area and would serve residents, employees, and visitors of the Project 
site. The proposed Project would not alter or conflict with existing transit stops and schedules, and impacts 
related to transit services would not occur. 

Bicycle Facilities: As detailed previously, Bristol Street has Class II bike lanes. The Related Bristol Specific 
Plan includes installation of a Class II or IV bike lane on Bristol Street, MacArthur Boulevard, and Sunflower 
Avenue with a median buffer. Therefore, the proposed Project would enhance existing bicycle facilities within 
the Project vicinity. Implementation of the proposed Project would not conflict with existing or planned bike 
lanes or bicycle transportation. Thus, impacts related to bicycle facilities would not occur. 
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Chapter 5.15, Utilities and Service Systems 
 

The second paragraph on Page 5.15-10, Section 5.15, Utilities and Service Systems, Impact UT-1 is 
revised as follows:  

The proposed Project would demolish the existing buildings on the Project site and remove the onsite 
infrastructure, including water mains. The proposed Project would install a new onsite water infrastructure 
system that would connect to water mains adjacent to the site. The onsite improvements include replacement 
of the existing 12-inch water main in Callen’s Common between South Plaza Drive and Bristol Street with a 
new 12-inch water main and construction of a 12-inch water main in Bristol Paseo from MacArthur Boulevard 
to Sunflower Avenue with connections to other onsite private water infrastructure. The proposed Project also 
includes offsite infrastructure improvements that would replace a portion of the 12-inch water main in South 
Plaza Drive from MacArthur Boulevard to Sunflower Ave with a 12-inch water main. Also, the existing 12-
inch water mains in Sunflower Avenue from South Plaza drive to Bristol Street and Bristol Street from 
MacArthur Boulevard to Sunflower Avenue would be replaced “in-kind” with new 12-inch water mains. An 
approximately 600-foot section of the existing 12-inch water main located at the northerly portion of Plaza 
Drive (immediately south of MacArthur Boulevard) would be replaced in conjunction with the Specific Plan. 
The other existing off-site water mains that provide water service to the Specific Plan area are appropriately 
sized, including the existing 12-inch mains located in Bristol Street, Sunflower Avenue, and South Plaza Drive. 
Therefore, replacement of those mains is not required for or as part of the Specific Plan. However, the off-
site water mains may, in the future and at the discretion of the City, be upgraded as part of a City Public 
Works project. The new onsite and new offsite water infrastructure would convey water supplies to the 
proposed residences, commercial uses, and landscaping through plumbing/landscaping fixtures that would 
be compliant with the Title 24/CALGreen Plumbing Code for efficient use of water, which would be ensured 
through the City’s development permitting process.  
 

Chapter 6. Alternatives 

The second paragraph on Page 6-5, Section 6.5, Alternatives Considered but Rejected is revised as 
follows: 

• No Project/Buildout of Existing General Plan Designation. Buildout of the Project site at the 
maximum allowable density pursuant to the City’s General Plan DC-5 land use designation was 
eliminated from further consideration. The DC-5 land use designation allows for development of the 
Project site at a maximum 125 dwelling units per acre (du/ac) and a FAR of 5.0, which would allow 
for development of up to 8,958,114 8,733,780 SF of mixed uses, inclusive of residential uses. The 
proposed Project would result in approximately 91 du/ac and a FAR of 2.7. The No Project/Buildout 
of Existing General Plan Designation Alternative would result in an 85 percent intensification of uses 
onsite in comparison to the proposed Project. This alternative would require demolition of the same 
structures, require similar mitigation, and would increase air quality emissions and require more 
parkland in comparison to the proposed Project. Given the increased intensity of the No 
Project/Buildout of the Existing General Plan Designation Alternative, it would not result in fewer 
environmental impacts than the proposed Project. Therefore, the No Project/Buildout of Existing 
General Plan Designation Alternative was rejected from further consideration. 
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Chapter 4. Mitigation Monitoring and Reporting 

Program  

4.1 Introduction 

The California Environmental Quality Act (CEQA) requires a lead or public agency that approves or carries 

out a project for which an Environmental Impact Report has been certified which identifies one or more 

significant adverse environmental effects and where findings with respect to changes or alterations in the 

project have been made, to adopt a “…reporting or monitoring program for the changes to the project 

which it has adopted or made a condition of project approval in order to mitigate or avoid significant effects 

on the environment” (CEQA, Public Resources Code Sections 21081, 21081.6). 

A Mitigation Monitoring and Reporting Program (MMRP) is required to ensure that adopted mitigation 

measures are successfully implemented for the Related Bristol Specific Plan Project (Project). The City of 

Santa Ana is the Lead Agency for the Project and is responsible for implementation of the MMRP. This report 

describes the MMRP for the Project and identifies the parties that will be responsible for monitoring 

implementation of the individual mitigation measures in the MMRP. 

4.2 Mitigation Monitoring and Reporting Program 

The MMRP for the Project will be active through all phases of the Project, including design, construction, and 

operation. The attached table identifies the mitigation program required to be implemented by the City for 

the Related Bristol Specific Plan Project. The table identifies the Standard Conditions of Approval; Plan, 

Program, Policies (PPPs); and mitigation measures required by the City to mitigate or avoid significant 

adverse impacts associated with the implementation of the Project, the timing of implementation, and the 

responsible party or parties for monitoring compliance. 

The MMRP also includes a column that will be used by the compliance monitor (individual responsible for 

monitoring compliance) to document when implementation of the measure is completed. As the Plan, Program, 

Policies; and mitigation measures are completed, the compliance monitor will sign and date the MMRP, 

indicating that the required actions have been completed.  
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TABLE 4-1: MITIGATION MONITORING AND REPORTING PROGRAM 

RELATED BRISTOL SPECIFIC PLAN PROJECT FINAL SUPPLEMENTAL EIR 

Standard Condition/ Plan, Program, Policy / Mitigation Measure/ 

Condition of Approval Timing 

Responsible for 

Ensuring Compliance / 

Verification 

Date Completed and 

Initials 

AIR QUALITY     

Plan, Program, or Policy PPP AQ-1: SCAQMD Rule 403. The following 

measures shall be incorporated into construction plans and specifications as 

implementation of SCAQMD Rule 403: 

o All clearing, grading, earth-moving, or excavation activities shall cease 

when winds exceed 25 mph per SCAQMD guidelines in order to limit 

fugitive dust emissions. 

o The contractor shall ensure that all disturbed unpaved roads and disturbed 

areas within the Project are watered at least three (3) times daily during 

dry weather. Watering, with complete coverage of disturbed areas, shall 

occur at least three times a day, preferably in the mid-morning, afternoon, 

and after work is done for the day.  

o The contractor shall ensure that traffic speeds on unpaved roads and 

Project site areas are reduced to 15 miles per hour or less.  

Prior to demolition and 

construction permits 

City of Santa Ana Building 

Safety Division 

 

Plan, Program, or Policy PPP AQ-2: SCAQMD Rule 1113. The following 

measure shall be incorporated into construction plans and specifications as 

implementation of SCAQMD Rule 1113. The Project shall only use “Low-

Volatile Organic Compounds (VOC)” paints (no more than 50 gram/liter of 

VOC) consistent with SCAQMD Rule 1113. 

Prior to demolition and 

construction permits 

City of Santa Ana Building 

Safety Division 

 

Plan, Program, or Policy PPP AQ-3: SCAQMD Rule 445. The following 

measure shall be incorporated into construction plans and specifications as 

implementation of SCAQMD Rule 445. Wood burning stoves and fireplaces 

shall not be included or used in residential dwelling units. 

Prior to demolition and 

construction permits 

City of Santa Ana Building 

Safety Division 

 

Plan, Program, or Policy PPP AQ-4: CALGreen Building Standards MERV 

13 Filters. Indoor air quality within mechanically ventilated buildings shall 

comply with Section 5.504.5.3 (Filters) of the California Green Building 

Standards Code Part 11 that requires utilization of at least a Minimum 

Efficiency Reporting Value (MERV) of 13 air filtration systems. The Code 

Prior to issuance of 

certificates of occupancy 

City of Santa Ana Building 

Safety Division 
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requires MERV 13 filters to be installed prior to occupancy and replaced 

and/or maintained as directed by the manufacturer. 

GPU FEIR Mitigation Measure AQ-1: Prior to discretionary approval by the 

City of Santa Ana for development projects subject to CEQA (California 

Environmental Quality Act) review (i.e., non-exempt projects), project 

applicants shall prepare and submit a technical assessment evaluating 

potential project construction-related air quality impacts to the City of Santa 

Ana for review and approval. The evaluation shall be prepared in 

conformance with South Coast Air Quality Management District (South Coast 

AQMD) methodology for assessing air quality impacts. If construction-related 

criteria air pollutants are determined to have the potential to exceed the 

South Coast AQMD’s adopted thresholds of significance, the City of Santa 

Ana shall require that applicants for new development projects incorporate 

mitigation measures to reduce air pollutant emissions during construction 

activities. These identified measures shall be incorporated into all 

appropriate construction documents (e.g., construction management plans) 

submitted to the City and shall be verified by the City. Mitigation measures to 

reduce construction-related emissions could include, but are not limited to: 

• Require fugitive-dust control measures that exceed South Coast 
AQMD’s Rule 403, such as: 

o Use of nontoxic soil stabilizers to reduce wind erosion. 

o Apply water every four hours to active soil-disturbing activities. 

o Tarp and/or maintain a minimum of 24 inches of freeboard on 

trucks hauling dirt, sand, soil, or other loose materials. 

• Use construction equipment rated by the United States Environmental 
Protection Agency as having Tier 3 (model year 2006 or newer) or 
Tier 4 (model year 2008 or newer) emission limits, applicable for 
engines between 50 and 750 horsepower. 

• Ensure that construction equipment is properly serviced and maintained 
to the manufacturer’s standards. 

Prior to discretionary 

approval 

City of Santa Ana Building 

Safety Division 
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• Limit nonessential idling of construction equipment to no more than 
five consecutive minutes. 

• Limit onsite vehicle travel speeds on unpaved roads to 15 miles per 

hour. 

• Install wheel washers for all exiting trucks or wash off all trucks and 
equipment leaving the project area. Use Super-Compliant VOC paints 
for coating of architectural surfaces whenever possible. A list of 
Super- Compliant architectural coating manufactures can be found on 
the South Coast AQMD’s website. 

GPU FEIR Mitigation Measure AQ-2: Prior to discretionary approval by the 

City of Santa Ana for development projects subject to CEQA (California 

Environmental Quality Act) review (i.e., non-exempt projects), project 

applicants shall prepare and submit a technical assessment evaluating 

potential project operation phase-related air quality impacts to the City of 

Santa Ana for review and approval. The evaluation shall be prepared in 

conformance with South Coast Air Quality Management District (South Coast 

AQMD) methodology in assessing air quality impacts. If operation-related air 

pollutants are determined to have the potential to exceed the South Coast 

AQMD’s adopted thresholds of significance, the City of Santa Ana shall 

require that applicants for new development projects incorporate mitigation 

measures to reduce air pollutant emissions during operational activities. The 

identified measures shall be included as part of the conditions of approval. 

Possible mitigation measures to reduce long-term emissions could include, but 

are not limited to the following: 

• For site-specific development that requires refrigerated vehicles, the 
construction documents shall demonstrate an adequate number of 
electrical service connections at loading docks for plug-in of the 
anticipated number of refrigerated trailers to reduce idling time and 
emissions. 

• Applicants for manufacturing and light industrial uses shall consider 
energy storage and combined heat and power in appropriate 

Prior to discretionary 

approval 

City of Santa Ana Building 

Safety Division 
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applications to optimize renewable energy generation systems and 
avoid peak energy use. 

• Site-specific developments with truck delivery and loading areas and 
truck parking spaces shall include signage as a reminder to limit idling 
of vehicles while parked for loading/unloading in accordance with 
California Air Resources Board Rule 2845 (13 CCR Chapter 10 § 
2485). 

• Provide changing/shower facilities as specified in Section A5.106.4.3 
of the CALGreen Code (Nonresidential Voluntary Measures). 

• Provide bicycle parking facilities per Section A4.106.9 (Residential 
Voluntary Measures) of the CALGreen Code and Sec. 41-1307.1 of 
the Santa Ana Municipal Code. 

• Provide preferential parking spaces for low-emitting, fuel-efficient, 
and carpool/van vehicles per Section A5.106.5.1 of the CALGreen 
Code (Nonresidential Voluntary Measures). 

• Provide facilities to support electric charging stations per Section 
A5.106.5.3 (Nonresidential Voluntary Measures) and Section 
A5.106.8.2 (Residential Voluntary Measures) of the CALGreen Code. 

• Applicant-provided appliances (e.g., dishwashers, refrigerators, 
clothes washers, and dryers) shall be Energy Star–certified appliances 
or appliances of equivalent energy efficiency. Installation of Energy 
Star– certified or equivalent appliances shall be verified by Building 
& Safety during plan check. 

• Applicants for future development projects along existing and planned 
transit routes shall coordinate with the City of Santa Ana and Orange 
County Transit Authority to ensure that bus pad and shelter 
improvements are incorporated, as appropriate. 

Mitigation Measure AQ-1: Construction Exhaust and Dust Control. Prior to 

issuance of Phase 1, Phase 2, and Phase 3 grading permits, the Project 

Prior to issuance of 

grading permits 

City of Santa Ana Building 

Safety Division 

 



Related Bristol Specific Plan Project        4. Mitigation Monitoring and Reporting Program 

 

City of Santa Ana    4-7 

Final Supplemental EIR 

August 2024  

Standard Condition/ Plan, Program, Policy / Mitigation Measure/ 

Condition of Approval Timing 

Responsible for 

Ensuring Compliance / 

Verification 

Date Completed and 

Initials 

Applicant shall prepare and submit documentation to the City of Santa Ana 

Building and Safety Division that demonstrates the following: 

• Require fugitive-dust control measures that exceed SCAQMD Rule 403 

requirements:  

o Apply water at least three times daily to active soil-disturbing 

activities.  

o Tarp and/or maintain a minimum of 24 inches of freeboard on 

trucks hauling dirt, sand, soil, or other loose materials. 

o Limit onsite vehicle travel speeds on unpaved roads to 15 miles 

per hour. 

o Install wheel washers for all exiting trucks or wash off all trucks 

and equipment leaving the project area. 

• All off-road diesel-powered construction equipment greater than 50 

horsepower meets California Air Resources Board Tier 4 Final off-road 

emissions standards. Requirements for Tier 4 Final equipment shall be 

included in applicable bid documents and successful contractor(s) must 

demonstrate the ability to supply such equipment. A copy of each 

equipment’s Best Available Control Technology (BACT) documentation 

(certified tier specification or model year specification), and CARB or 

SCAQMD operating permit (if applicable) shall be provided to the 

City at the time of mobilization of each applicable unit of equipment. 

• Construction equipment shall be properly maintained according to 

manufacturer specifications. All equipment maintenance records and 

data sheets, including design specifications and emission control tier 

classifications shall be kept onsite and furnished to the lead agency or 

other regulators upon request. 

• All construction equipment and delivery vehicles shall be turned off 

when not in use, or limit onsite idling for no more than 5 minutes in any 

1 hour. 
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• Onsite electrical hook ups to a power grid shall be provided for electric 

construction tools including saws, drills, and compressors, where 

feasible, to reduce the need for diesel powered electric generators. 

Construction contracts shall require all off-road equipment with a 

power rating below 19 kilowatts (25 horsepower) (e.g., plate 

compactors, pressure washers, etc.) used during project construction be 

battery powered. 

• Prepare a construction traffic control plan detailing the locations of 

equipment staging areas, material stockpiles, proposed road closures, 

and hours of construction operations, and designing the plan to 

minimize impacts to roads frequented by passenger cars, pedestrians, 

bicyclists, and other non-truck traffic. 

• Provide information on transit and ridesharing programs and services 

to construction employees.  

Mitigation Measure AQ-2: Low VOC Paint (Construction). Construction 

plans, specifications, and permitting shall require that during construction, the 

Project shall use “Super-Compliant” low VOC paints which have been 

reformulated to exceed the regulatory VOC limits (i.e., have a lower VOC 

content than what is required) put forth by SCAQMD’s Rule 1113 for all 

architectural coatings. Super-Compliant low VOC paints shall be no more than 

10g/L of VOC. Prior to issuance of building permits, the City of Santa Ana 

shall confirm that plans include the following specifications:  

• All architectural coatings will be Super-Compliant low VOC paints. 

• Recycle leftover paint. Take any leftover paint to a household 

hazardous waste center; do not mix leftover water-based and oil-

based paints. 

• Keep lids closed on all paint containers when not in use to prevent VOC 

emissions and excessive odors. 

• For water-based paints, clean up with water only. Whenever possible, 

do not rinse the cleanup water down the drain or pour it directly into 

Prior to issuance of 

construction permits 

related to architectural 

coatings 

City of Santa Ana Building 

Safety Division 
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the ground or the storm drain. Set aside the can of cleanup water and 

take it to the hazardous waste center (www.cleanup.org). 

• Use compliant low-VOC cleaning solvents to clean paint application 

equipment. 

• Keep all paint- and solvent-laden rags in sealed containers to prevent 

VOC emissions. 

• Contractors shall construct/build with materials that do not require 

painting and use pre-painted construction materials to the extent 

practicable. 

• Use high-pressure/low-volume paint applicators with a minimum 

transfer efficiency of at least 50 percent or other application 

techniques with equivalent or higher transfer efficiency. 

Mitigation Measure AQ-3: Vehicle Trip Reduction. Develop a qualifying 

Commute Trip Reduction (CTR)/ Transportation Demand Management (TDM) 

plan to reduce mobile GHG emissions for all uses. The TDM plan shall be 

approved by the City of Santa Ana prior to the issuance of building permits. 

The TDM plan shall discourage single-occupancy vehicle trips and encourage 

alternative modes of transportation such as carpooling, taking transit, walking, 

and biking. The following measures shall be incorporated into the TDM plan. 

TDM Requirements for Non-Residential Uses: 

• The Project Applicant shall consult with the local transit service provider 

to maintain and identify opportunities to maximize transit. Evidence of 

compliance with this requirement may include correspondence from the 

local transit provider(s) regarding the potential need for installing bus 

shelters or bus stops at the site. 

• The portion of the TDM plan for non-residential uses shall include, but 

not be limited to the following potential measures: ride-matching 

assistance, preferential carpool parking, flexible work schedules for 

carpools, half-time transportation coordinators, providing a web site 

or message board for coordinating rides, designating adequate 

Prior to the issuance of 

building permits 

City of Santa Ana Planning 

Division 
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passenger loading and unloading and waiting areas for ride-sharing 

vehicles, and including bicycle end of trip facilities (such as bicycle 

parking and changing/shower facilities). This list may be updated as 

new methods become available. Verification of this measure shall occur 

prior to building permit issuance for the commercial uses. 

TDM Requirements for Residential Units: 

• Rental Units. Upon a residential dwelling being rented or offered for 

rent, the Project Applicant shall notify and offer to the tenant or 

prospective tenant, materials describing public transit, ridesharing, and 

nonmotorized commuting opportunities in the vicinity of the 

development. The materials shall be approved by the City of Santa 

Ana. The materials shall be provided no later than the time the rental 

agreement is executed. This information shall be submitted to the City 

of Santa Ana Planning Division for review and approval, prior to the 

issuance of the first certificate of occupancy. 

Mitigation Measure AQ-4: Prohibition of Fireplaces. Project plans, 

specifications, and permitting shall state that wood-burning and natural gas 

devices are prohibited inside residential dwelling units. The purpose of this 

measure is to limit emissions of ROG, NOX, and particulate matter emissions 

from wood-burning and natural gas devices used for primary heat, 

supplemental heat, or ambiance. This prohibition shall be noted on the tenant 

deed and/or lease agreements to ensure that installation of wood-burning 

and natural gas devices do not occur during occupation of residences. 

Prior to issuance of 

building permits 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure AQ-5: Electric Landscape Equipment. Prior to the 

issuance of occupancy permits, the Planning Division shall confirm that the 

proposed Project’s Codes Covenants and Restrictions (CC&Rs) and/or tenant 

lease agreements include contractual language that all landscaping 

equipment used on site shall be 100 percent electrically powered. All 

residential and non-residential properties shall be equipped with exterior 

electrical outlets to accommodate this requirement. This requirement shall be 

included in the third-party vendor agreements for landscape services for the 

building owner and tenants, as applicable. 

Prior to the issuance of 

certificates of occupancy. 

City of Santa Ana Building 

Safety Division 
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Mitigation Measure AQ-6: Low VOC Paint (Operations). The Project 

Applicant shall require by contract specifications for commercial development 

to use interior and exterior architectural coatings (paint and primer including 

parking lot paint) products that have a volatile organic compound rating of 

10 grams per liter or less. Contract specifications shall be reviewed and 

approved by the City of Santa Ana prior to the issuance of occupancy permits. 

This measure shall be made a condition of approval for continued upkeep of 

the property. 

Prior to issuance of  

certificates of occupancy. 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure AQ-7: Loading Dock Connections. Prior to the approval 

of building permits, the City of Santa Ana shall confirm the construction 

documents demonstrate an adequate number of electrical service connections 

at loading docks for plug-in of the anticipated number of refrigerated trailers 

to reduce idling time and emissions. 

Prior to issuance of 

building permits. 

City of Santa Ana Building 

Safety Division 

 

CULTURAL RESOURCES    

GPU FEIR Mitigation Measure CUL-1: Identification of Historical Resources 

and Potential Project Impacts. For structures 45 years or older, a Historical 

Resources Assessment (HRA) shall be prepared by an architectural historian or 

historian meeting the Secretary of the Interior’s Professional Qualification 

Standards. The HRA shall include: definition of a study area or area of 

potential effect, which will encompass the affected property and may include 

surrounding properties or historic district(s); an intensive level survey of the 

study area to identify and evaluate under federal, State, and local criteria 

significance historical resources that might be directly or indirectly affected 

by the proposed project; and an assessment of project impacts. The HRA shall 

satisfy federal and state guidelines for the identification, evaluation, and 

recordation of historical resources. An HRA is not required if an existing historic 

resources survey and evaluation of the property is available; however, if the 

existing survey and evaluation is more than five years old, it shall be updated. 

Prior to issuance of 

grading permits. If the 

existing survey and 

evaluation is more than 

five years old, it shall be 

updated. 

City of Santa Ana Building 

Safety Division 

 

GPU FEIR Mitigation Measures CUL-4: For projects with ground 

disturbance—e.g., grading, excavation, trenching, boring, or demolition that 

extend below the current grade—prior to issuance of any permits required 

to conduct ground-disturbing activities, the City shall require an 

Prior to issuance of 

permits required to 

conduct ground-

disturbing activities 

City of Santa Ana Building 

Safety Division 
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Archaeological Resources Assessment be conducted under the supervision of 

an archaeologist that meets the Secretary of the Interior’s Professionally 

Qualified Standards in either prehistoric or historic archaeology. 

Assessments shall include a California Historical Resources Information System 

records search at the South Central Coastal Information Center and of the 

Sacred Land Files maintained by the Native American Heritage Commission. 

The records searches will determine if the proposed project area has been 

previously surveyed for archaeological resources, identify and characterize 

the results of previous cultural resource surveys, and disclose any cultural 

resources that have been recorded and/or evaluated. If unpaved surfaces 

are present within the project area, and the entire project area has not been 

previously surveyed within the past 10 years, a Phase I pedestrian survey 

shall be undertaken in proposed project areas to locate any surface cultural 

materials that may be present. 

GPU FEIR Mitigation Measures CUL-6: If the archaeological assessment did 

not identify archaeological resources but found the area to be highly sensitive 

for archaeological resources, a qualified archaeologist and a Native 

American monitor approved by a California Native American Tribe identified 

by the Native American Heritage Commission as culturally affiliated with the 

project area shall monitor all ground-disturbing construction and pre-

construction activities in areas with previously undisturbed soil of high 

sensitivity. The archaeologist shall inform all construction personnel prior to 

construction activities of the proper procedures in the event of an 

archaeological discovery. The training shall be held in conjunction with the 

project’s initial onsite safety meeting and shall explain the importance and 

legal basis for the protection of significant archaeological resources. The 

Native American monitor shall be invited to participate in this training. In the 

event that archaeological resources (artifacts or features) are exposed during 

ground- disturbing activities, construction activities in the immediate vicinity of 

the discovery shall be halted while the resources are evaluated for 

significance by an archaeologist who meets the Secretary’s Standards. and 

This will include tribal consultation and coordination with the Native American 

monitor in the case of a prehistoric archaeological resource or tribal resource. 

Prior to issuance of 

grading permits 

Monitoring during 

ground-disturbing 

activities 

City of Santa Ana Building 

Safety Division 
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If the discovery proves to be significant, the long-term disposition of any 

collected materials should be determined in consultation with the affiliated 

tribe(s), where relevant; this could include curation with a recognized scientific 

or educational repository, transfer to the tribe, or respectful reinternment in 

an area designated by the tribe. 

Mitigation Measure CR-1: If a resource is determined significant, the Project 

Applicant, qualified archaeologist, and tribal monitors (as included in MM 

TCR-1) Native American tribal representative shall meet and confer 

regarding the treatment measures and mitigation for such resources. Pursuant 

to PRC Section 21083.2(b), avoidance is the preferred method of 

preservation for archaeological resources and may include deeding 

archaeological resources into permanent conservation easements or planning 

parks, greenspace, or other open space to incorporate archaeological 

resources. If preservation in place or avoidance is not feasible, treatment may 

include implementation of archaeological data recovery excavations to 

remove the resource along with subsequent laboratory processing and 

analysis of the artifacts that are recovered. The methods and results of the 

data recovery excavations shall be included in the monitoring report that is 

described in MM CR-2. The report shall include a description of resources 

recovered, treatment of the resources, results of the artifact processing, 

analysis, and research, and evaluation of the resources with respect to the 

California Register of Historical Resources and CEQA. Construction activities 

in the immediate vicinity of the discovery can resume once the fieldwork 

component of the treatment measures has been implemented. These treatment 

measures and mitigation shall reduce any significant impacts by ensuring that 

either the resource is preserved in place or is removed prior to its destruction 

by construction activities.  

Prior to initiation of 

grading/ground-

disturbing activities 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure CR-2: After monitoring has been completed, the 

qualified archaeologist shall prepare a monitoring report that details the 

results of monitoring activities, which shall be submitted to the City and to the 

SCCIC at the University California, Fullerton. 

After completion of 

monitoring activities. 

City of Santa Ana Building 

Safety Division 
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GEOLOGY AND SOILS     

Plan, Program, or Policy PPP GEO-1: CBC Compliance. The proposed 

Project is required to comply with the California Building Standards Code 

(CBC) as included in the City’s Municipal Code as Chapter 8, Article 2, Division 

1, to preclude significant adverse effects associated with seismic and soils 

hazards. As part of CBC compliance, CBC related and geologist and/or civil 

engineer specifications for the proposed Project shall be incorporated into 

grading plans and building specifications as a condition of construction permit 

approval. 

Prior to issuance of 

grading and building 

permits 

City of Santa Ana Building 

Safety Division 

 

GPU FEIR Mitigation Measures GEO-2: Low-to-High Sensitivity. Prior to 

issuance of a grading permit for projects involving ground disturbance in 

previously undisturbed areas mapped with “low- to-high” paleontological 

sensitivity (see Figure 5.6-3), the project applicant shall consult with a 

geologist or paleontologist to confirm whether the grading would occur at 

depths that could encounter highly sensitive sediments for paleontological 

resources. If confirmed that underlying sediments may have high sensitivity, 

construction activity shall be monitored by a qualified paleontologist. The 

paleontologist shall have the authority to halt construction during 

construction activity as outlined in Mitigation Measure GEO-3. 

Prior to issuance of 

grading permits; See 

MM GEO-3 

City of Santa Ana Building 

Safety Division  

 

GPU FEIR Mitigation Measures GEO-3: All Projects. In the event of any fossil 

discovery, regardless of depth or geologic formation, construction work shall 

halt within a 50-foot radius of the find until its significance can be determined 

by a Qualified Paleontologist. Significant fossils shall be recovered, prepared 

to the point of curation, identified by qualified experts, listed in a database 

to facilitate analysis, and deposited in a designated paleontological curation 

facility in accordance with the standards of the Society of Vertebrate 

Paleontology (2010). The most likely repository is the Natural History Museum 

of Los Angeles County (NHMLA). The repository shall be identified, and a 

curatorial arrangement shall be signed, prior to collection of the fossils. 

During all ground 

disturbing activities 

City of Santa Ana Building 

Safety Division  

 

Mitigation Measure GEO-1: Incorporation of and Compliance with a Design 

Level Geotechnical Report. A final design level geotechnical report that 

complies with all applicable state and local code requirements shall be 

prepared for each Project structure by a California licensed qualified 

Prior to issuance of 

grading permits 

City of Santa Ana Building 

Safety Division 
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geotechnical engineer consistent with the California Building Code and City of 

Santa Ana requirements applicable at the time of grading/construction and 

shall include recommendations related to site grading and earthwork, fill 

materials, compaction, foundations, and other structural elements. The report 

recommendations shall be included in construction specifications and permits; 

and confirmed through onsite inspections. 

Mitigation Measure GEO-2: Implementation of Geotechnical 

Recommendations for Groundwater and Expansive Soils. Project plans, 

grading specifications, and construction permitting shall incorporate site specific 

earthwork and ground improvement requirements related to groundwater 

saturated soils and expansive soils consistent with the California Building Code 

and City of Santa Ana requirements applicable at the time of 

grading/construction as stated in a design level geotechnical report and 

approved by the City’s Building and Safety Division. This shall include 

recommendations related to discovery of groundwater, wet soils, or unstable 

soils during grading, stabilization, dewatering, fill materials, and foundations.  

Prior to issuance of 

grading permits 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure PALEO-1: Retention of a Qualified Paleontologist. 

Project plans, grading specifications, and construction permitting shall ensure 

that prior to the start of excavation, the client shall retain a Qualified 

Paleontologist who meets the professional criteria established by the Society of 

Vertebrate Paleontology (SVP 2010) to oversee the implementation of all 

paleontological resources mitigation requirements for the proposed Project. 

In Prior to any grading 

permits 

City of Santa Ana Building 

Safety Division  

 

Mitigation Measure PALEO-2: Paleontological Resources Sensitivity 

Training. Project plans, grading specifications, and construction permitting shall 

ensure that prior to the start of excavations, the Qualified Paleontologist, or 

their designee, shall conduct paleontological resources awareness training for 

onsite personnel. The training session shall focus on how to identify 

paleontological resources that may be encountered during excavations and the 

procedures to be followed in the event of their discovery. The City shall ensure 

onsite personnel are made available for and attend the training and retain 

documentation demonstrating attendance. 

Inclusion in Project plans, 

grading specifications, 

and construction 

permitting prior to 

issuance of grading 

permits 

Prior to initiation of 

grading/ground-

disturbing activities. 

City of Santa Ana Building 

Safety Division  
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Mitigation Measure PALEO-3: Paleontological Monitoring. Project plans, 

grading specifications, and construction permitting shall detail that 

paleontological resources monitoring shall be required for excavations below 

20 feet below ground surface (bgs). Paleontological monitoring shall be 

conducted by a monitor who meets the professional criteria established by 

the Society of Vertebrate Paleontology working under the direct supervision 

of the Qualified Paleontologist. Monitoring can be reduced, or ceased 

entirely, if determined adequate by the Qualified Paleontologist.  

Recommendations for reduction or cessation of monitoring will be based on a 

more accurate understanding of the lithologic character and age of the 

sediments exposed during excavation. If deeper excavations continue to 

encounter younger, Holocene alluvium, monitoring shall be reduced from full-

time to part-time monitoring or weekly inspections. If the Qualified 

Paleontologist determines, based on the lithologic character of the sediments, 

that there is very little likelihood of impacting Pleistocene marine sediments, 

paleontological monitoring shall cease entirely.  

The paleontological monitor shall collect any identifiable fossils encountered 

during the excavations. If onsite personnel discover potential fossils during 

excavations when a paleontological monitor is not present, they shall cease 

excavation within 50 feet of the discovery and contact the Qualified 

Paleontologist. Construction activities may resume after the discovery is 

assessed by the Qualified Paleontologist and appropriate treatment 

measures have been implemented. 

Prior to issuance of 

grading permits 

During ground-disturbing 

activities at 20 feet bgs. 

City of Santa Ana Building 

Safety Division  

 

Mitigation Measure PALEO-4: Paleontological Resources Treatment and 

Disposition. Project plans, grading specifications, and construction permitting 

shall require that significant fossils be prepared to the point of identification 

and cataloged. Significant fossils shall be curated at a public, non-profit 

institution with a research interest in the material and with retrievable storage, 

such as the Natural History Museum of Los Angeles County, if such an institution 

agrees to accept the fossils. If no institution accepts the fossil collection, then 

the fossils may be donated to a local museum, historical society, school, or 

other institution for educational purposes. Accompanying notes, reports, maps, 

and photographs shall also be filed with the final repository. 

 Inclusion in Project plans, 

grading specifications, 

and construction 

permitting prior to 

issuance of grading 

permits 

Upon completion of 

monitoring 

City of Santa Ana Building 

Safety Division  
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Mitigation Measure PALEO-5: Paleontological Resources Monitoring Report. 

Project plans, grading specifications, and construction permitting shall ensure 

that upon completion of the excavation phase of the Project, the Qualified 

Paleontologist shall prepare a report summarizing the results of the monitoring 

efforts. The report shall be submitted to the City to signify the satisfactory 

completion of required paleontological mitigation measures. If significant fossils 

are discovered, the report shall also be submitted to the appropriate 

repositories. 

 Inclusion in Project plans, 

grading specifications, 

and construction 

permitting prior to 

issuance of grading 

permits 

Upon completion of 

monitoring 

City of Santa Ana Building 

Safety Division 

 

GREENHOUSE GAS EMISSIONS    

Mitigation Measure GHG-1: Solar Panels. The Project shall be required to 

install solar photovoltaic (PV) panels or other source of renewable electricity 

generation on-site, based on the maximum roof area available for solar (i.e., 

solar-ready zone). The solar-ready zone shall comply with Section 110.10 of 

the 2022 California Energy Code and shall comply with access, pathway, 

ventilation, and spacing requirements, and exclude skylight area.  

The final PV generation facility size requires approval by Southern California 

Edison (SCE). SCE’s Rule 21 governs operating and metering requirements for 

any facility connected to SCE’s distribution system. Should SCE limit the offsite 

export, the proposed Project may utilize a battery energy storage system 

(BESS) to lower offsite export while maintaining onsite renewable generation 

to off-set consumption. The electrical system and infrastructure must be clearly 

labeled with noticeable and permanent signage. The schedule of photovoltaic 

system locations may be updated as needed. 

Shown on building plans 

Prior to certificates of 

occupancy, as applicable 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure GHG-2: LEED, Charging Stations, and Bus Stops. Prior 

to the issuance of a Phase 1, Phase 2, or Phase 3 building permits, the Project 

Applicant or successor in interest shall provide documentation to the City of 

Santa Ana demonstrating the following: 

• The Project shall be designed to achieve Leadership in Energy and 

Environmental Design (LEED) certification to meet or exceed CALGreen 

Tier 2 standards in effect at the time of building permit application in 

order to exceed 2022 Title 24 energy efficiency standards. 

Prior to issuance of 

building permits 

City of Santa Ana Building 

Safety Division 
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• The Project shall provide facilities to support electric charging stations 

per the Tier 2 standards in Section A5.106.5.3 (Nonresidential 

Voluntary Measures) and Section A5.106.8.2 (Residential Voluntary 

Measures) of the 2022 CALGreen Code. 

The Applicant shall coordinate with the City of Santa Ana and Orange County 

Transit Authority to ensure that bus pad and shelter improvements are 

incorporated, as appropriate. 

Mitigation Measure GHG-3: Landfill Waste. The development (Phase 1, 

Phase 2, and Phase 3) shall divert a minimum of 75 percent of landfill waste. 

Prior to issuance of certificate of occupancy, a recyclables collection and load 

area shall be constructed in compliance with the City standards for Recyclable 

Collection and Loading Areas. 

During construction 

Prior to issuance of 

certificates of occupancy. 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure GHG-4: Electrical Landscape Equipment. Prior to the 

issuance of Phase 1, Phase 2, or Phase 3 occupancy permits, the City Planning 

and Building and Safety Divisions shall confirm that tenant lease agreements 

include contractual language that all landscaping equipment used on site shall 

be 100 percent electrically powered. This requirement shall be included in 

the third-party vendor agreements for landscape services for the building 

owner and tenants, as applicable. 

Prior to issuance of 

certificates of occupancy. 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure GHG-5: Energy Efficient Appliances. All major 

applicant provided in-unit residential appliances (e.g., dishwashers, 

refrigerators, clothes washers and dryers, water heaters, and for space 

heating) provided/installed shall be electric (i.e., appliances that do not use 

natural gas, propane, or other fossil fuels) and Energy Star certified or of 

equivalent energy efficiency where applicable. Prior to the issuance of the 

certificate of occupancy, the City of Santa Ana shall verify implementation of 

this requirement. Installation of electric Energy Star–certified or equivalent 

appliances shall be verified by the Building Safety Division during plan check. 

Prior to issuance of 

certificates of occupancy. 

City of Santa Ana Building 

Safety Division 
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HAZARDS AND HAZARDOUS MATERIALS     

Plan, Program, or Policy PPP HAZ-1: SCAQMD Rule 1403. Prior to issuance 

of demolition permits, the Project applicant shall submit verification to the City 

Building and Safety Division that an asbestos survey has been conducted at 

all existing buildings located on the Project site. If asbestos or asbestos 

containing material is found, the Project applicant shall follow all procedural 

requirements and regulations of the South Coast Air Quality Management 

District (SCAQMD) Rule 1403. Rule 1403 regulations require that the 

following actions be taken: notification of SCAQMD prior to construction 

activity, asbestos removal in accordance with prescribed procedures, 
placement of collected asbestos in leak-tight containers or wrapping, and 

proper disposal. 

Prior to issuance of 

demolition permits 

City of Santa Ana Building 

Safety Division 

 

Plan, Program, or Policy PPP HAZ-1: Lead. Prior to issuance of demolition 

permits, the Project applicant shall submit verification to the City Building and 

Safety Division that a lead-based paint survey has been conducted at all 

existing buildings located on the Project site. If lead-based paint is found, the 

Project applicant shall follow all procedural requirements and regulations for 

proper removal and disposal of the lead-based paint. CalOSHA has 

established limits of exposure to lead contained in dusts and fumes. 

Specifically, CCR Title 8, Section 1532.1 provides for exposure limits, 

exposure monitoring, and respiratory protection, and mandates good 

working practices by workers exposed to lead. 

Prior to issuance of 

demolition permits 

City of Santa Ana Building 

Safety Division 

 

Mitigation Measure HAZ-1: Prior to issuance of a grading permit, a Soil 

Management Plan (SMP) shall be prepared by a qualified hazardous 

materials consultant and shall detail procedures and protocols for excavation 

and disposal of onsite hazardous materials, including:   

• Any subsurface materials exposed during construction activities that 

appear potentially contaminated, based on either visual observation 

or suspect odors, shall be segregated, stockpiled, and tested for 

potential contamination. If contamination is found to be present per the 

California Department of Toxic Substances Control (DTSC) 

Environmental Screening Levels (ESLs) for the applicable use, and 

cannot be reused on the Project site, it shall be transported by a 

Prior to grading permits City of Santa Ana Building 

Safety Division 
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certified hazardous waste hauler to a landfill permitted by the state 

to accept hazardous materials and disposed of per California 

Hazardous Waste Regulations. 

• A Health and Safety Plan (HASP) shall be prepared for each 

contractor that addresses potential safety and health hazards and 

includes the requirements and procedures for employee protection. The 

HASP shall also outline proper soil handling procedures and health and 

safety requirements to minimize worker and public exposure to 

hazardous materials during construction. 

• All SMP measures shall be printed on the construction documents, 

contracts, and project plans prior to issuance of grading permits. 

Mitigation Measure HAZ-2: Prior to issuance of a building permit for a future 

building within the Specific Plan area, the Project applicant shall, at its 

election, undertake one of the following three activities: (1) perform a 

subsurface soil vapor assessment demonstrating that vapor concentrations are 

within established limits for vapor intrusion into future buildings; (2) prepare 

a human health risk assessment (HHRA) demonstrating that documented levels 

of soil vapor do not represent a significant health risk to occupants of the 

future buildings; or (3) submit plans for a vapor intrusion mitigation system 

(VIMS) to be installed beneath the foundation of the future buildings.  The 

Project applicant may rely on different measures of the foregoing options in 

different parts of the Specific Plan area. 

Prior to issuance of a 

building permit 

City of Santa Ana Building 

Safety Division 

 

HYDROLOGY AND WATER QUALITY     

Plan, Program, or Policy PPP WQ-1: NPDES/SWPPP. Prior to issuance of any 

grading or demolition permits, the applicant shall provide the City Building 

and Safety Division evidence of compliance with the NPDES (National 

Pollutant Discharge Elimination System) requirement to obtain a construction 

permit from the State Water Resource Control Board (SWRCB). The permit 

requirement applies to grading and construction sites of one acre or larger. 

The Project applicant/proponent shall comply by submitting a Notice of Intent 

(NOI) and by developing and implementing a Stormwater Pollution 

Prior to issuance of a 

demolition or grading 

permits 

City of Santa Ana Building 

Safety Division 
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Prevention Plan (SWPPP) and a monitoring program and reporting plan for 

the construction site. 

Plan, Program, or Policy PPP WQ-2: Groundwater Dewatering Permits. 

Prior to initiation of excavation activities, the Project applicant shall obtain 

coverage under the Santa Ana RWQCB General Waste Discharge 

Requirements for Discharges to Surface Waters Resulting from De Minimis 

Discharges or Groundwater Dewatering Operations, and/or Groundwater 

Cleanup/ Remediation Operations at Sites within the Newport Bay 

Watershed Permit (Order No. R8-2019-0061, NPDES No. CAG918002), or 

any other subsequent permit for dewatering activities, and provide evidence 

of coverage to the City of Santa Ana Building and Safety Division designee. 

This shall include submission of a Notice of Intent (NOI) for coverage under 

the permit to the Santa Ana Regional Water Quality Control Board (RWQCB) 

at least 60 days prior to the start of excavation activities and anticipated 

discharge of dewatered groundwater to surface waters. Groundwater 

dewatering activities shall comply with all applicable provisions in the permit, 

including water sampling, analysis, treatment (if required), and reporting of 

dewatering-related discharges. Upon completion of groundwater dewatering 

activities, a Notice of Termination shall be submitted to the Santa Ana 

RWQCB. 

Prior to issuance of a 

grading permit 

City of Santa Ana Building 

Safety Division 

 

Plan, Program, or Policy PPP WQ-3: WQMP. Prior to the approval of the 

Grading Plan and issuance of Grading Permits a completed Water Quality 

Management Plan (WQMP) shall be submitted to and approved by the City 

Building and Safety Division. The WQMP shall identify all Post-Construction, 

Site Design. Source Control, and Treatment Control Best Management 

Practices (BMPs) that will be incorporated into the development project in 

order to minimize the adverse effects on receiving waters. 

Prior to issuance of a 

grading permit 

City of Santa Ana Building 

Safety Division 
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NOISE     

GPU FEIR Mitigation Measure N-1: Construction contractors shall implement 

the following measures for construction activities conducted in the City of Santa 

Ana. Construction plans submitted to the City shall identify these measures on 

demolition, grading, and construction plans submitted to the City: The City of 

Santa Ana Planning and Building Agency shall verify that grading, demolition, 

and/or construction plans submitted to the City include these notations prior 

to issuance of demolition, grading and/or building permits.  

• Construction activity is limited to the hours: Between 7:00 a.m. to 

8:00 p.m. Monday through Saturday, as prescribed in Municipal 

Code Section 18-314(e). Construction is prohibited on Sundays. 

• During the entire active construction period, equipment and trucks 

used for project construction shall use the best-available noise control 

techniques (e.g., improved mufflers, equipment re-design, use of 

intake silencers, ducts, engine enclosures, and acoustically attenuating 

shields or shrouds), wherever feasible. 

• Impact tools (e.g., jack hammers and hoe rams) shall be hydraulically 

or electrically powered wherever possible. Where the use of 

pneumatic tools is unavoidable, an exhaust muffler on the compressed 

air exhaust shall be used along with external noise jackets on the tools. 

• Stationary equipment such as generators and air compressors shall 

be located as far as feasible from nearby noise-sensitive uses. 

• Stockpiling shall be located as far as feasible from nearby noise-

sensitive receptors. 

• Construction traffic shall be limited to approved haul routes 

established by the City Public Works Agency. Exceptions to 

approved routes must be granted by the Public Works Agency 

before any modification to approved haul routes.  

Prior to issuance of 

demolition, grading, 

and/or building permits 

During demolition, 

grading/excavation, and 

construction activities 

City of Santa Ana Building 

Safety Division 
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• At least 10 days prior to the start of construction activities, a sign shall 

be posted at the entrance(s) to the job site, clearly visible to the public, 

that includes permitted construction days and hours, as well as the 

telephone numbers of the City’s and contractor’s authorized 

representatives that are assigned to respond in the event of a noise 

or vibration complaint. If the authorized contractor’s representative 

receives a complaint, he/she shall investigate, take appropriate 

corrective action, and report the action to the City. 

• Signs shall be posted at the job site entrance(s), within the onsite 

construction zones, and along queueing lanes (if any) to reinforce the 

prohibition of unnecessary engine idling. All other equipment shall be 

turned off if not in use for more than 5 minutes. 

• During the entire active construction period and to the extent feasible, 

the use of noise-producing signals, including horns, whistles, alarms, 

and bells, shall be for safety warning purposes only. The construction 

manager shall use smart back-up alarms, which automatically adjust 

the alarm level based on the background noise level, or switch off 

back-up alarms and replace with human spotters in compliance with 

all safety requirements and laws. 

• Erect temporary noise barriers (at least as high as the exhaust of 

equipment and breaking line-of-sight between noise sources and 

sensitive receptors), as necessary and feasible, to maintain construction 

noise levels at or below the performance standard of 80 dBA Leq. 

Barriers shall be constructed with a solid material that has a density of 

at least 4 pounds per square foot with no gaps from the ground to the 

top of the barrier. 

GPU FEIR Mitigation Measure N-4: During the project-level California 

Environmental Quality Act (CEQA) process for industrial developments under 

the General Plan Update or other projects that could generate substantial 

vibration levels near sensitive uses, a noise and vibration analysis shall be 

conducted to assess and mitigate potential noise and vibration impacts related 

to the operations of that individual development. This noise and vibration 

Prior to issuance of 

grading and/or building 

permits 

City of Santa Ana Building 

Safety Division 
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analysis shall be conducted by a qualified and experienced acoustical 

consultant or engineer and shall follow the latest CEQA guidelines, practices, 

and precedents. 

Mitigation Measure NOI-1: Prior to the issuance of construction/grading 

permits, the Project Applicant shall obtain a permit from the City’s Building 

Safety Division to complete work outside the standard construction hours 

outlined in Santa Ana Municipal Code Section 18-314(e). In addition, the 

Project Applicant and/or contractor(s) shall develop a nighttime construction 

noise control plan that requires the following:  

Stationary equipment such as generators and air compressors shall adhere to 

the following: 

• Stationary equipment (e.g., generators, air compressors, etc.) shall be 

located 300 feet or more away from residences. 

• Stationary equipment shall be surrounded with noise barriers to 

achieve a minimum 10 dBA reduction. Alternatively, a temporary noise 

barrier may be used along the property line. 

Mobile equipment such as concrete mixer trucks, pump trucks shall adhere to 

the following: 

• The nighttime noise control plan shall prohibit mobile equipment and 

trucks from operating within the following distances to offsite sensitive 

receptors: 

▪ Phase 1: Trucks and equipment shall be 140 feet or more away 

from the Versailles residences along Plaza Drive. 

▪ Phase 2: No minimum distance required (Phase 2 is 410 feet from 

sensitive receptors and would not exceed thresholds). 

▪ Phase 3: Trucks and equipment shall be 150 feet or more away 

from the Versailles residences along Plaza Drive. 

Prior to issuance of 

grading and/or 

construction permits 

City of Santa Ana Building 

Safety Division 
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• The nighttime noise control plan shall prohibit mobile equipment and 

trucks from operating within the following distances to onsite sensitive 

receptors: 

▪ Phase 1: No minimum distance is required because no onsite 

receptors would be constructed prior to Phase 1. 

▪ Phase 2: Trucks and equipment shall be 150 feet or more away 

from Phase 1 onsite residences.  

▪ Phase 3: Trucks and equipment shall be 170 feet or more away 

from Phase 1 and Phase 2 onsite residences. 

Condition of Approval N-1: Onsite Traffic Noise. Prior to issuance of building 

permits for Phase 1, Phase 2, and Phase 3, a detailed acoustical study based 

on architectural plans shall be prepared by a qualified acoustical consultant 

to demonstrate compliance with General Plan Noise Element Standards. The 

acoustical study shall be submitted to the City’s Planning and Building Agency 

to demonstrate that all residential units would meet the City’s 65 dBA exterior 

noise standard and 45 dBA interior noise standard to the satisfaction of the 

Planning and Building Agency Executive Director. This complies with the 

applicable sections of the California Building Code (Title 24 of the California 

Code of Regulations). The necessary noise reductions may be achieved by 

implementing noise control measures at the receiver locations. The required 

noise attenuation measures shall be incorporated into the applicable building 

plans and specifications. 

Prior to issuance of 

building permits 

City of Santa Ana Planning 

and Building Agency 

 

TRIBAL CULTURAL RESOURCES  

Mitigation Measure TCR-1: Retain a Native American Monitor Prior to 

Commencement of Ground-Disturbing Activities. 

A. The Project Applicant shall retain a Native American monitor from or 

approved by the Gabrieleño Band of Mission Indians-Kizh Nation. The 

monitor shall be retained prior to the commencement of any “ground-

disturbing activity” for the subject Project at any Project locations (i.e., 

both onsite and any offsite locations that are included in the Project 

description/ definition and/or required in connection with the proposed 

Prior to issuance of 

permits associated with 

ground-disturbing 

activities 

Monitoring during 

ground-disturbing 

activities 

City of Santa Ana Planning 

and Building Safety divisions 
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Project, such as public improvement work). “Ground-disturbing activity” 

shall include, but is not limited to, demolition, pavement removal, 

potholing, auguring, grubbing, tree removal, boring, grading, 

excavation, drilling, and trenching.  

B. A copy of the executed monitoring agreement shall be submitted to the 

Lead Agency prior to the earlier of the commencement of any ground-

disturbing activity, or the issuance of any permit necessary to commence 

a ground-disturbing activity. 

C. The monitor will complete daily monitoring logs that will provide 

descriptions of the relevant ground-disturbing activities, the type of 

construction activities performed, locations of ground-disturbing activities, 

soil types, cultural-related materials, and any other facts, conditions, 

materials, or discoveries of significance to the Tribe. Monitor logs will 

identify and describe any discovered TCRs, including but not limited to, 

Native American cultural and historical artifacts, remains, places of 

significance, etc., (collectively, tribal cultural resources, or “TCR”), as well 

as any discovered Native American (ancestral) human remains and burial 

goods. Copies of monitor logs will be provided to the Project Applicant 

upon written request to the Tribe. 

D.  Onsite tribal monitoring shall conclude upon the earlier of the following 

(1) written confirmation to the Kizh from a designated point of contact for 

the Project Applicant or lead agency that all ground-disturbing activities 

and phases that may involve ground-disturbing activities on the project 

site or in connection with the project are complete; or (2) a determination 

and written notification by the Kizh to the Project Applicant or Lead 

Agency that no future, planned construction activity and/or 

development/construction phase at the Project site possesses the potential 

to impact Kizh TCRs. 

Mitigation Measure TCR-2: Unanticipated Discovery of Tribal Cultural 

Resource Objects (Non-Funerary/Non-Ceremonial) 

A.   Upon discovery of any TCRs, all construction activities in the immediate 

vicinity of the discovery shall cease (i.e., not less than the surrounding 50 

During ground disturbing 

activities 

City of Santa Ana Planning 

and Building Safety divisions 
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feet) and shall not resume until the discovered TCR has been fully assessed 

by the Kizh monitor in consultation with a qualified archaeologist. The Kizh 

will recover and retain all discovered TCRs in the form and/or manner 

the Tribe deems appropriate, in the Tribe’s sole discretion, and for any 

purpose the Tribe deems appropriate, including for educational, cultural 

and/or historic purposes. 

Mitigation Measure TCR-3: Unanticipated Discovery of Human Remains 

and Associated Funerary or Ceremonial Objects 

A. Native American human remains are defined in PRC 5097.98 (d)(1) as 

an inhumation or cremation, and in any state of decomposition or skeletal 

completeness. Funerary objects, called associated grave goods in Public 

Resources Code Section 5097.98, are also to be treated according to this 

statute. 

B. If Native American human remains and/or grave goods are discovered 

or recognized on the project site, then Public Resource Code 5097.9 as 

well as Health and Safety Code Section 7050.5 shall be followed. 

C. Human remains and grave/burial goods shall be treated alike per 

California Public Resources Code section 5097.98(d)(1) and (2). 

D. Preservation in place (i.e., avoidance) is the preferred manner of 

treatment for discovered human remains and/or burial goods. 

E. Any discovery of human remains/burial goods shall be kept confidential 

to prevent further disturbance. 

 

In construction plans and 

Specifications. 

During all ground 

disturbing activities 

City of Santa Ana Planning 

and Building Safety divisions 
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