Draft EIR HTCMP Repeal, GPA, and Ordinance Change Project
San Juan Capistrano, California

CHAPTER 2.0 – PROJECT DESCRIPTION AND ENVIRONMENTAL SETTING
2.1

PROJECT BACKGROUND

In 2009, the City’s then-Redevelopment Agency initiated an update to the City’s 1995 Historic Town
Center Master Plan (HTCMP). After numerous studies, public workshops, stakeholder meetings and
Committee/Commission meetings, the City Council approved an updated HTCMP document in 2012.
The 2012 HTCMP affirmed many of the goals and policies of the 1995 HTCMP, such as creation of a
pedestrian-friendly, vibrant downtown and retention of the downtown’s historic character. The
updated document also expanded the HTCMP area to encompass 150 acres of the City’s downtown
area. Central to the HTCMP was the City’s Historic Town Center (HTC), an area of 48 acres in the core of
the City divided into the Town Center (TC) and Town Center Edge (TCE) districts (see Figure 2-3). Finally,
the City established a form-based code (FBC) to be used in the HTC area in lieu of the City’s existing
Zoning Code to implement the goals and policies of the 2012 HTCMP.
The City Council implemented the 2012 HTCMP and FBC with the adoption of four resolutions and
enactment of one ordinance (Ordinance) approved by City Council on April 3, 2012. The adopted
resolutions and the Ordinance made certain changes to the City’s General Plan and incorporated the
FBC into the City’s Zoning Code to be utilized in the HTC area only. The adopted resolutions and the
Ordinance did not, however, make certain key amendments to the General Plan that were necessary to
implement the 2012 HTCMP. As a result, there are inconsistencies between the adopted 2012 HTCMP,
the City’s General Plan, and the FBC. For example, while the 2012 HTCMP encourages residential
housing in the HTC area (up to 239 units) and the adopted FBC contains residential development
standards, the General Plan’s Land Use Element and Land Use Map were not amended to allow housing
in the HTC area. Another example of an inconsistency is that the adopted 2012 HTCMP allows for a Floor
Area Ratio (FAR) range between 0.95:1 to 1.5:1 for the HTC area, but the General Plan’s existing FAR
limit of 0.50:1 within the HTC area was not amended. As part of the FBC, the Park Once Program was
established as a policy to encourage visitors to the HTCMP area to only park one time and be able to
access desired locations within a five-minute walk from the City-owned public parking lots (Zoning Code
Sec. 9-3.535). However, the Park Once Program conflicted with other City parking standards already in
place. Lastly, the FBC contained a set of overlays: the Freeway Edge Overlay and Town Center Edge
overlay for areas east and south of Del Obispo Street. It was deemed unlikely that the conditions
necessary for inclusion in the HTC would be met; therefore, these overlays will also be removed as part
of the FBC repeal. Other contradictions are noted in Section 2.2 Project Description, below.
On September 16, 2014, the City Council authorized the Planning Commission to appoint an ad-hoc
committee to review the HTCMP, FBC, and General Plan, and work with staff to recommend actions to
reconcile inconsistencies in the documents (the Project). The ad-hoc committee met several times in
2015 to review the various documents, discuss the vision for the HTC area, and conduct field research
to observe examples of commercial and residential development that might fit the HTC area. After
extensive research and analysis, the ad-hoc committee developed a number of recommended
amendments to the General Plan and FBC. Due to a potential conflict of interest affecting one Planning
Commissioner, the ad hoc committee worked with a committee of four of the five Planning
Commissioners referred to as the “Planning Commission Committee of the Whole.”
At its February 9, 2016 meeting, the Planning Commission recommended that the City Council amend
the General Plan, the Zoning Code, and the HTCMP as proposed by the ad-hoc advisory committee. The
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Planning Commission Committee of the Whole later also recommended the further refinement of
height and setback standards for protection of historic structures in the HTC.
The Planning Commission’s ad hoc committee proposed a list of General Plan and Zoning Code
Amendments in 2015 to reconcile discrepancies between the HTCMP, FBC, and the General Plan. The
Planning Commission reviewed the ad-hoc committee’s proposal and City staff analyzed and
commented on the recommendations in February 2016. In March 2016, the Planning Commission
Committee of the Whole recommended that both the ad hoc committee’s suggestions and staff’s
comments be forwarded to the City Council for consideration. Each ad hoc committee recommendation,
followed by staff comment, is listed below and divided into General Plan Amendments and Zoning Code
Amendment categories.
1) Proposed General Plan Amendments
a. Residential Use in the HTC area. The ad-hoc committee recommended that the
General Plan be amended to allow residential uses in the HTC area, but restrict
residential development to vertical mixed-use buildings with no residential uses on
the ground floor at a density not exceeding 30 units per acre. The staff recommended
that the General Plan’s prohibition of residential uses in the HTC area remain and that
the FBC be amended to remove the residential standards.
b. Floor Area Ratio (FAR) Limit. The ad-hoc committee recommended amendment of the
General Plan to establish a maximum FAR of 0.75:1 within the HTCMP area with a
potential increase to 1.0:1 for buildings in the HTCMP area that include provisions for
public gathering space, such as a publicly accessible plaza or accommodation of a
public use such as a museum or civic facility. The staff joined in the ad-hoc
committee’s FAR recommendation for the HTC area only; and, for study purposes,
increase the FAR cap to 1.5 for buildings that include provisions for public gathering
space.
2) Proposed Zoning Code (FBC) Amendments
a. Residential Standards in the FBC. The ad-hoc committee recommended that the FBC
be revised to only allow residential uses in vertical mixed-use buildings with no
residential units on the ground floor. Staff, on the other hand, recommended that all
residential uses be removed from the FBC.
b. Maximum Building Height in the HTC area. The ad hoc committee recommended
amending the FBC to limit building height in the HTC area to two stories and 25 feet
with the exception of hotels, which could be built to a height of three stories and a
height of 35 feet to ensure that new buildings integrate with the scale and mass of
existing downtown structures. The staff concurred with the ad-hoc committee’s
height limit recommendations and added clarification regarding the allowed height of
architectural features such as towers, spires, etc.
c. Viability of the Park Once Program. The ad-hoc committee recommended amending
the FBC to eliminate the Park Once concept/regulations until a later date when more
parking information is available to develop an alternate program. The staff agreed
with the ad hoc committee’s recommendation to eliminate the Park Once Concept
from the FBC and Land Use Code, and study whether to apply the Park Once or FBC
parking requirements to the HTCMP area.
d. Setback/Height Restrictions for New Buildings Adjacent to Historic Structures. The adhoc committee recommended that new setback and height restrictions be added to
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the FBC for new buildings adjacent to the Esslinger Building and Judge Egan House.
The height limit for structures located on adjacent parcels would be equal to the
height of the two historic structures. An additional setback distance from the historic
structures would also apply to new buildings measured from the property line. The
staff recommended applying the additional standards to new buildings adjacent to all
historic buildings in the HTC area.
e. Staff Identified Clean-up Amendments. in addition to the ad hoc committee’s
recommendations and corresponding staff comments, the staff recommended the
correction of additional identified inconsistencies such as ambiguities as to the
applicable sign standards for the HTCMP area and inconsistencies between the Town
Center Edge Overlay and the General Commercial standards, which both apply to
properties east of Del Obispo Street.
In addition to initiating the General Plan and Zoning Code Amendments described above, the City
Council also considered curing the inconsistencies between the General Plan and the HTCMP by
repealing some or all of the HTCMP.
On October 24, 2017, the City Council directed staff to provide a report presenting options to remedy
the inconsistencies between the HTCMP and the City’s General Plan. In addition to the various
amendments reviewed and recommended by the Planning Commission and the ad hoc committee, the
City Council requested a proposal that would include rescinding the HTCMP.
On November 7, 2017, staff provided a presentation to the City Council that identified inconsistencies
with the land use policies and regulations contained in the HTCMP, FBC, and the General Plan. As part
of the City Council presentation, the staff was directed to return to a future meeting to initiate a
combined General Plan Amendment and Zoning Map/Development Code amendment to correct the
ambiguities and inconsistencies of the Historic Town Center Master Plan, Form Based Code, and General
Plan. In addition, the City Council directed staff to consider repealing some or all of the Historic Town
Center Master Plan in the resulting work.
On March 6, 2018, the City Council directed staff to initiate a GPA Land Use Code amendment study to
correct inconsistencies between the HTCMP, FBC, General Plan. The City Council also directed staff to
consider two-story buildings to remain limited to 35 feet in height with hotel buildings limited to three
stories and 45 feet in height. Staff were also directed to initiate the process to repeal the HTCMP. The
Project analyzed in this document resolves the inconsistencies identified and presented to the City
Council by implementing the following steps:
•
•
•

•
•

Repeal of the HTCMP.
Clarification that residential uses are not permitted within the HTC area.
Adoption of a General Plan text amendment to:
o Remove references to the HTCMP.
o Allow FAR of up to 0.75:1 in the HTC area and allow a FAR of up to 1.5:1 for buildings
that include provisions for public gathering spaces. Table LU-4, Development Capacity,
set forth at the Land Use Element, Commercial Designations section, would be revised
accordingly.
Repeal the FBC.
Amend the General Plan land use map to remove the previously designated Historic Town
Center area east of Del Obispo Street from the TC area designation.
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•

2.1.1

Zoning Code Text Amendments to:
o Adopt the following elements from the former FBC to the Zoning Code:
 Define the TC and TCE Districts;
 Revise Table 3-4 of the Zoning Code to add districts and allowable uses from
the FBC;
 Section 9-3.554 which clarifies TC and TCE definitions, development standards,
frontage standards, parking standards, and design standards;

o Adopt a height limit for all buildings within the TC and TCE Districts, with the exception
of hotels, to two stories and 35 feet;
o Adopt a height limit for hotel buildings in the TC and TCE Districts of three stories and
45 feet;
o Require new construction on properties adjacent to historic buildings identified by the
City to implement a setback of one foot from the historic structure for every foot in
new building height within the TC and TCE Districts;
o Readopt and affirm the Park Once Program
o Add a section to the Zoning Code clarifying that the Development Services Director may
approve minor modifications to Nonconforming uses in the TC and TCE Districts.
Location

The Project is located within the City of San Juan Capistrano (City) and consists of the Historic Town
Center (HTC) area and other property falling within the HTCMP area (see Figure 2-1, Project Vicinity).
The City encompasses approximately 14 square miles of land within southern Orange County. Cities
bordering San Juan Capistrano include Mission Viejo to the north, Laguna Niguel to the north and west,
and Dana Point and San Clemente to the south. The City is bordered by unincorporated County of
Orange land to the east. Regional access to the Project area is provided via the San Diego (I-5) Freeway,
a major highway that connects Los Angeles, Orange, and San Diego Counties, Ortega Highway (SR-74)
that connects to eastern Riverside County, and by Amtrak and Metrolink passenger rail service to San
Diego, Los Angeles and points north.
The Project area consists of the approximately 150 acres that compose the HTCMP area, including the
48-acre HTC area. These two areas overlap and compose the Project area. The Project area is generally
bounded by Acjachema Street to the north, the San Diego (I-5) Freeway to the east, existing retail to the
south, and Paseo Adelanto to the west (see Figure 2-2, Project Location Map). Local access to the Project
area is provided via Ortega Highway (SR-74), Del Obispo Street, and Camino Capistrano.
2.1.2

Adjacent Land Uses

The land uses surrounding the Project area consist of residential communities to the north and west,
the I-5 freeway to the east, retail shopping centers, restaurants, church uses, and a residential
neighborhood to the south. Small markets, restaurants, the Junipero Serra School and two churches are
located to the north of the Project area. San Juan Creek is south of the Project boundary and flows in a
northeast to southwest direction. On the opposite side of the I-5 freeway, to the east, a variety of land
uses are present including churches, a cemetery, retail, office, hotel, self-storage, residential, and golf
course uses (City 1999).
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Figure 2-1: Project Vicinity
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Figure 2-2: Project Location Map
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2.2

PROJECT DESCRIPTION

The implementation of the Historic Town Center Master Plan and the FBC introduced land use
inconsistencies between the Master Plan, the City of San Juan Capistrano General Plan, and the FBC. To
remedy the inconsistencies, this Project proposes repeal of the HTCMP and FBC as well as several
revisions to replace the FBC by amending the Zoning Code and General Plan Land Use Element. Those
revisions are included as Appendix A. The inconsistencies and the proposed actions to remedy them
include the following:
2.2.1

Repeal of HTCMP and FBC

The repeal of the HTCMP and the FBC would remove the inconsistencies that now burden the City’s land
use law and clarify allowable land uses in the Project area. The accompanying GPA and Zoning Ordinance
will provide further clarity with respect to FAR, building height limits, and parking and setback
regulations in the Project area. In addition, repealing the HTCMP would result in maintaining the existing
roadway network and eliminate the identified future roadway connections proposed in the HTCMP,
including the proposed extensions of Forster Street, Yorba Street, and Avenida Los Amigos.
Residential Land Use
The HTCMP encourages residential housing on the Project area (City 2012a). In addition, the FBC
contains residential use standards for uses such as studios and multi-family housing (City 2012b).
However, the General Plan Land Use Element does not allow housing in the HTCMP area (City 1999).
Repeal of the HTCMP and FBC would eliminate these inconsistencies and maintain the existing condition
status quo, as there are no residential housing projects located within the Project area.
FBC Repeal
The repeal of the HTCMP FBC would also remove the Freeway Edge Overlay and Town Center Edge
designations from the area east of Del Obispo Street. This area would retain the General Commercial
land use designation, as noted in the General Plan Land Use Map. The overlays would have allowed for
additional development potential beyond the General Commercial designation for the area east of Del
Obispo Street once the area experienced cumulative floor expansion by 10% from the date of the
adoption of the code, or modification of property access, or if the property was rezoned. Since none of
these conditions were met, this area would retain both the current General Commercial zoning and
General Commercial land use designation; and the overlay designations would be removed.
2.2.2

General Plan Text Amendments

The General Plan text amendments will include removing references to the HTCMP, as well as the
following revisions:
Floor Area Ratio (FAR)
The General Plan limits the FAR in the HTCMP area to 0.5:1 (City 2012a, City 1999). The Project would
amend the City’s General Plan to allow a FAR of up to 0.75:1 for the Town Center (TC) and Town Center
Edge (TCE) Districts, as established within the Project area; and a FAR of up to 1.5:1 for buildings that
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include provisions for public gathering spaces. Table LA-4, Development Capacity, will also be revised
due to the increase in allowable FAR.
2.2.3

Zoning Code Amendment

Adopting Language from the Former FBC into the Zoning Code
The Project includes adoption of the following elements from the former FBC into the Zoning Code:


Definitions of the TC and TCE Districts;



Revision of Table 3-4 of the Zoning Code to add districts and allowable uses from the FBC;



Section 9-3.554, which clarifies TC and TCE definitions, development standards, frontage
standards, parking standards, and design standards.

Building Heights
The FBC limits buildings in the Project area to two stories with a maximum height of 35 feet (City 2012b),
with the exception of hotel uses which are permitted a maximum of three stories with no specific height
limit (City 2012b). This has created uncertainty as to whether three-story buildings must adhere to the
35-foot height limit called out for two-story buildings in the FBC. The Project would amend the Zoning
Code to clarify that buildings within the HTC area, with the exception of hotels, are limited to a maximum
of two-stories and 35 feet in height. Hotel buildings are limited to a maximum height of three stories
and 45 feet in height in the HTC area.
Parking
The Park Once Program was incorporated into the Land Use Code in 2011 as a method to attract uses
to the Historic Town Center and surrounding areas and help create a pedestrian friendly, vibrant
downtown (Land Use Ordinance 2011). The program establishes simplified parking requirements for
certain retail, commercial, entertainment, and food uses, and allows said uses to satisfy their on-site
parking requirement by entering into shared parking agreements with adjoining uses or proximity to a
City parking facility. The 2012 FBC adopted the Park Once Program and also established more detailed
parking requirements and identified the payment of an in-lieu fee that would be used toward
construction of a downtown parking garage as an added method to satisfy parking requirements (City
2012b). The Project readopts and affirms the Park Once Program, including the shared parking
provisions, through establishing standards and land use parking ratios in the Project area for nonresidential properties within five-minute walking distance radius (i.e., approximately 1,500 linear feet)
of the intersection of Camino Capistrano and Forster Street.
Setbacks
The HTCMP establishes setback requirements between the Esslinger Building and Judge Egan House and
any new buildings on adjoining lots (City 2012a, City 2012b). Since this setback was intended to be a
part of the HTCMP and not the FBC, the setback is considered policy and not part of the legally binding
Land Use Ordinance. Nonetheless, the policy has created confusion as to how the setback requirements
are to be applied.
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In order to clarify setbacks in the Project area, the Project proposes that new construction on properties
adjacent to Inventory of Historic and Cultural Landmarks (IHCL) listed historic buildings or structures
identified by the City in the Project area would require a setback from the historic building of one foot
for every foot in new building height. Specifically, setbacks are described in Table 3-554-1 in Appendix
A.
Land Use Designations
The repeal of the HTCMP and the FBC includes the Town Center Edge and Freeway Edge Overlays;
properties that previously had these overlays will remain designated as General Commercial (GC) as
shown on the General Plan Land Use Map (City 1999). The Zoning Code will be amended to include the
Town Center (TC) and Town Center Edge (TCE) Districts, and prescribe definitions, development
standards, frontage standards, parking standards, and design standards. These Districts were previously
included in the FBC, and they will retain the development standards already established for these areas.
Modification of Non-conforming Uses
The Project would modify the Zoning Code to define and clarify regulation of non-conforming uses in
the TC and TCE Districts, such as when specific frontage types apply. This would apply to structures that
are not in conformance with the Zoning Code due to these structures existing prior to the adoption of
that document. For nonconforming uses, minor modifications to existing buildings in the TC and TCE
Districts may be approved by the Development Services Director subject to the requirements of Section
9-2.313 Architectural Control review.
Table 2-1: Project Elements
Element
Residential uses in the
HTC area

Current HTCMP and FBC
Condition
Encourages residential
uses and contains
residential development
standards

Current General
Plan Condition
Prohibits residential
uses

Floor Area Ratio (FAR)
limit for HTC area

Limits between 0.95:1
and 1.5:1 FAR

Limits up to 0.5:1
FAR

Residential Standards in
the FBC

Allows for various
residential unit types
Limits buildings to two
stories with maximum
height of 35 feet, and
allows hotels to have
three stories without a
specific height limit
Established more detailed
parking requirements and
identified the payment of
an “in lieu” fee

No residential in
HTC area

Maximum Building Height
in the HTCMP Area

Parking Standards

Proposed Action
Repeal the FBC which would
maintain General Plan’s
prohibition of residential uses
in HTC area
Implement FAR of 0.75:1, up
to 1.5:1 FAR for buildings that
provide public gathering
space
Repeal FBC which would
exclude all residential uses

N/A

Amend the Zoning Code to
limit the height of hotel
buildings to three stories and
45 feet, and all other buildings
to two-stories and 35 feet.

N/A

Readopt and affirm Park Once
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Current HTCMP and FBC
Condition

Current General
Plan Condition

Setback/Height
Restrictions for New
Buildings Adjacent to
Historic Structures

Establish setback
between Esslinger
Building and Judge Egan
House and new buildings
on adjoining lots

N/A

Staff-Identified Clean-up
Amendments

N/A

N/A

Repeal of the HTCMP

HTCMP exists, but is
inconsistent with General
Plan

Includes references
to HTCMP

Nonconforming
conditions

N/A

N/A

Town Center Edge and
Freeway Edge Overlays

Identifies Town Center
Edge and Freeway Edge
Overlays.

General Commercial

Roadway Connections

Extends roadways
including Forster Street,
Yorba Street, and Avenida
Los Amigos

N/A

Element

Proposed Action
Amend Zoning Code to codify
setback requirements for new
buildings adjacent to all
historic buildings in the HTC,
specifically that new
construction on properties
adjacent to historic buildings
would require the new
building to have a setback of
one foot for every foot in new
building height.
Repeal the FBC to correct the
inconsistencies and amend
the zoning code to clarify
required yard setbacks,
setbacks and limits,
development standards, land
uses and parking, etc.
Repeal the HTCMP, and
remove references to HTCMP
from General Plan
Establish standards to address
existing nonconforming
buildings or conditions
Eliminates the Town Center
Edge and Freeway Edge
Overlays, and retain GC
designation
Eliminates these roadway
extension plans and maintains
existing roadway network.
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Figure 2-3: Project Area Zoning
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2.3

STATEMENT OF PROJECT GOALS AND OBJECTIVES

Section 15124(b) of the CEQA Guidelines indicates that an EIR must include a “statement of objectives
sought by the Project.” The overarching goal of the Project is to repeal the HTCMP and associated FBC
and amend the General Plan and Zoning Code. The City has determined the following objectives to
describe the underlying purpose of the Project.
1. Repeal the HTCMP and the FBC.
2. Initiate a General Plan Amendment and a Zoning text amendment to address the various
inconsistencies identified by the Planning Commission ad-hoc committee, including removal of
residential land uses, permitting minor alteration of nonconforming uses, and eliminating
Freeway Edge Overlay and Town Center Edge Overlay.
3. Preserve and enhance the role of the Project area as the civic and commercial heart of the City.
4. Codify height and setback requirements for new buildings in the TC and TCE Districts adjacent to
any historic buildings.
5. Provide increased FAR in the Project area, especially for areas that provide public gathering
spaces.
6. Encourage hotel uses in the Project area, including allowing three story hotels; which will
encourage economic generators in the Project area.
7. Encourage an expanded mix of retail, commercial, and civic uses to create a lively mixed-use
environment.
8. Readopt and affirm the Park Once Program parking standards.
2.4

REQUIRED PERMITS AND APPROVALS

As required by the CEQA Guidelines, this section provides, to the extent the information is known to the
City, the CEQA Lead Agency, a list of the agencies that are expected to use the EIR in their decision making
and a list of permits and other approvals required to implement the project.
2.4.1

Lead Agency Approval

The Final Environmental Impact Report (FEIR) must be certified by the City Council as to its adequacy in
complying with the requirements of CEQA before the City takes any action on the Proposed Project. The
City Council will consider the information contained in the EIR in deciding to approve or deny the HTCMP
Repeal, GPA, and Ordinance Change (Proposed Project). The analysis in the EIR is intended to provide
environmental review for the whole of the Proposed Project in accordance with CEQA requirements.
2.4.2

Responsible and Trustee Agencies

No Responsible or Trustee agencies have been identified, as no outside permits or discretionary actions
are required from other agencies.
2.4.3

Reviewing Agencies

Reviewing Agencies include those agencies that do not have discretionary powers, but that may review
the EIR for adequacy and accuracy. Potential Reviewing Agencies include the following:

29

Draft EIR HTCMP Repeal, GPA, and Ordinance Change Project
San Juan Capistrano, California

State Agencies



California Department of Transportation (Caltrans)
Environmental Protection Agency (Cal EPA)

Regional Agencies




Southern California Association of Governments (SCAG)
Regional Water Quality Control Board (RWQCB)
South Coast Air Quality Management District

Native American Tribes

2.5

Native American Tribes requesting consultation through the provisions of Assembly Bill 52 (AB
52) and Senate Bill 18 (SB 18)
CUMULATIVE SCENARIO

Cumulative impacts refer to the combined effect of Proposed Project impacts with the impacts of other
past, present, and reasonably foreseeable future projects. Both CEQA and the CEQA Guidelines require
that cumulative impacts be analyzed in an EIR. As set forth in the CEQA Guidelines, the discussion of
cumulative impacts must reflect the severity of the impacts, as well as the likelihood of their occurrence;
however, the discussion need not be as detailed as the discussion of environmental impacts attributable
to the project alone. As stated in CEQA, “a project may have a significant effect on the environment if the
possible effects of a project are individually limited but cumulatively considerable.”
According to the CEQA Guidelines:
“’Cumulative impacts’ refer to two or more individual effects which, when considered together, are
considerable and which compound or increase other environmental impacts.


The individual effects may be changes resulting from a single project or a number of separate
projects.



The cumulative impact from several projects is the change in the environment which results from
the incremental impact of the Proposed Project when added to other closely related past,
present, and reasonably foreseeable probable future projects. Cumulative impacts can result from
individually minor but collectively significant projects taking place over a period of time.”.

In addition, as stated in the CEQA Guidelines, it should be noted that:
“The mere existence of significant cumulative impacts caused by other projects alone
shall not constitute substantial evidence that the Proposed Project’s incremental effects
are cumulatively considerable.”
Cumulative impact discussions for each issue area are provided in the technical analyses contained within
Section 4.0 – Environmental Impacts.
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As previously stated, and as set forth in the CEQA Guidelines, related projects consist of “closely related,
past, present, and reasonably foreseeable probable future projects that would likely result in similar
impacts and are located in the same geographic area.” An area of influence, defined by an approximate
1.5-mile radius from the Proposed Project site, was utilized in order to capture specific locations of other
approved and pending projects. Based on coordination with the City of San Juan Capistrano, an area
projects list was created. Responses that were received from the City were incorporated in the analysis.
A majority of the study area is located in a highly urbanized area. The ability to develop new major projects
within or adjacent to the study area is limited.
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