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Environmental Setting
In conformance with the CEQA Guidelines, Section 15125, an EIR must include a description of
the physical environmental conditions from a local and regional perspective in the vicinity of the
Project, normally as they exist at the time the notice of preparation is published, or if no notice of
preparation is published, at the time the environmental analysis commences. The environmental
setting will normally constitute the baseline physical conditions by which a lead agency
determines whether an impact is significant. Additional details on the environmental setting
specific to each environmental topic are provided in Section 5.0, Environmental Analysis,
Environmental Impacts, and Mitigation Measures.

4.1 Location and Land Use
The Historic Town Center (HTC) Master Plan Project site is located in the City of San Juan
Capistrano in southern Orange County (refer to previous Exhibit 3.1-1, Regional Location Map).
The City encompasses approximately 14 square miles (8,975 acres) of land within the 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 site 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 eastward to Riverside County, and by
Amtrak and Metrolink passenger rail service to San Diego, Los Angeles and points north.
The site is generally bounded by Acjachema Street to the north, the San Diego (I-5) Freeway to
the east, Avenue La Paloma and existing retail to the south, and Paseo Adelanto to the west
(refer to previous Exhibit 3.1-2, Vicinity Map). Local access to the Project site is provided via
Ortega Highway (SR-74), Del Obispo Street, and Camino Capistrano.
The Project area encompasses a total of approximately 150 acres of land in downtown San Juan
Capistrano near the San Diego (I-5) Freeway and Ortega Highway (SR-74) in the southern
portion of Orange County. Within the 150 acre Project area are three sub-areas as described in
further detail below. The project site and environs are illustrated on previous Exhibit 3.1-3,
Aerial Photograph.
4.1.1

HISTORIC TOWN CENTER (“REVITILIZATION” AREA)

The Historic Town Center or Revitalization area consists of 44 acres and is generally bounded by
Ortega Highway (SR-74) and the Mission to the north, Del Obispo Street to the east and south
and the Santa Fe Railroad to the west. The “Revitalization” Area comprises the centerpiece of
the City’s Historic Town Center Master Plan. This downtown area includes retail uses on both
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sides of Camino Capistrano, as well as retail, office and associated parking which surrounds the
centrally located Historic Town Center Park. The Historic Town Center Park, is an open space
area intended to preserve a variety of sub-grade archaeological resources. This area is used
throughout the year for community events, including musical performances, holiday gatherings,
and the annual Swallow’s Day festival. There are a number of mature ornamental trees located
throughout the Revitalization area.
4.1.2

DEL OBISPO DOWNTOWN EXPANSION (“REPOSITIONING” AREA)

The Del Obispo Downtown Expansion or Repositioning area consists of 42 acres and is located
east and south of the Historic Town Center, between Del Obispo Street and the San Diego (I-5)
Freeway. This area encompasses several fast food drive-thru restaurants, the Plaza Del Obispo
Shopping Center, the Mission Village Center, as well as, a number of other retail, restaurant and
office buildings.
4.1.3

TOWN CENTER NEIGHBORHOODS (“CONNECTIVITY” AREA)

The Town Center Neighborhoods or Connectivity area consists of 64 acres and is located north
and east of the Historic Town Center. This area is generally bounded by Acjachema Street to the
north, the San Diego (I-5) Freeway to the east, Ortega Highway and Del Obispo Street to the
south and Paseo Adelanto to the West with Trabuco Creek further to the west of the property.
This area encompasses the Los Rios Street Historic District, the Los Rios Park and Ito Nursery
on the western portion of the Connectivity area. The Los Rios Historic District is one of the
oldest neighborhoods in Orange County with homes as old as 1794, many relocated historic
homes and a diverse canopy of mature trees. The O'Neill Museum, several historic private
residents and several structures that provide specialty retail, restaurant, and commercial services
are located in the Los Rios District.
The Mission San Juan Capistrano and San Juan Elementary School are located on the eastern
portion of the “Connectivity” area east of the railroad tracks on the north side of Ortega
Highway. The Mission, a destination attraction for tourists draws approximately 350,000
visitors per year. San Juan Elementary School was first constructed in 1854 as a one-room
adobe schoolhouse and education use of the property.
4.1.4

SURROUNDING LAND USES

The surrounding land uses to the Project site include residential communities to the north and
west, the I-5 Freeway to the east, and retail shopping centers, restaurants and church uses to the
south. Small markets, restaurants, the Junipero Serra High School and two churches are also
located to the north of the HTC Project area. San Juan Creek flows northeast-southwest south of
the Project boundary. Across the I-5 Freeway to the east there are a variety of land uses
including churches, a cemetery, retail, office, hotel, self-storage, residential and golf course uses.
Refer to Section 5.10, Land Use for a detailed discussion of existing and planned land use
policies and an analysis of land use compatibility issues.
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4.2 Site Development and History
Downtown San Juan Capistrano and the surrounding valleys and hills have been inhabited for
several millennia. The local Native American populations, the Acjachemem, were generally
peaceful hunter-gatherers who chose to live on this site for its mild climate, fresh water supply
from creeks and its strategic location between the coast and the uplands to the east. They resided
in permanent, well defined villages including Acjacheme, Alona, Panhe and Putiidehm, as well
as in seasonal camps. Putiidehm, considered the mother village of the Acjachemem (Juaneño)
people, was located in the area surrounding the confluence of Trabuco and Oso Creeks in the
northern part of San Juan Capistrano. Their territory generally extended down to Las Pulgas
Creek in present day San Diego County, north to Aliso Creek, and from the Pacific Ocean into
the Santa Ana Mountains and adjacent counties. The two key factors the Franciscans considered
in siting their California missions were the presence of fresh water and arable land, and a native
population of potential Christian converts to support the work of the church and to later become
Spanish citizens. The Capistrano Valley met these criteria perfectly and on November 1, 1776,
Mission San Juan Capistrano was established as California’s seventh mission. The Franciscans
then gave the natives around the Mission a new name - the Juaneños.
The original plan for the town center was based on the Spanish tradition of locating a public
plaza in front of the church. Immediately to the south of the original basilica a generous plaza
was platted, bounded by what is now Ortega Highway on the north, Camino Capistrano on the
west, El Camino Real on the east, and Yorba on the south. Throughout the Spanish period,
which lasted until 1820, new buildings were organized around the edges of the plaza. To house
the Mission’s growing neophyte population, many adobe homes were built outside the Mission
compound in 1794 and 1807. In 1807, for example, records indicate that 34 adobes were built or
remodeled. With Mexican independence in 1821 came significant changes for San Juan
Capistrano, and the Secularization Act of 1833 meant that the lands surrounding the Mission
went not in small grants to the native people as previously intended, but in large Ranchos to
political friends and supporters of the governor. In 1841 the Mexican government designated
San Juan Capistrano to be a town – pueblo – rather than a parish, and in 1845 the Mission itself
was sold to John Forster, an Englishman who had married the governor’s sister.
With the Mission now a private residence, the original intentions for the plaza were abandoned.
By the late 1840’s, with the town now a convenient stopping point on the trip north to the gold
mines of northern California, the former plaza and the land along El Camino Real, Camino
Capistrano, and Ortega Highway – known as Broadway as of 1875–became an attractive site for
new housing, hotels, livery stables and commercial buildings, as did the Los Rios area to the
west.
During the second half of the 19th century downtown San Juan Capistrano’s hotels, stables and
restaurants catered heavily to travelers. Town lots were claimed under the Homestead Act in the
1860s -70s including the Plaza. President Lincoln signed the patent restoring Mission San Juan
Capistrano to the Catholic Church in March 1865, and in 1887 the Atchison Topeka & Santa Fe
Railroad came to San Juan Capistrano, connecting the town to San Diego and Los Angeles, and
the newly established fruit and nut orchards of Orange County to rapidly growing national
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markets. There were a stable number of households between 1875 and 1914, approximately 110
to 140.
The growing agricultural industry made San Juan Capistrano a more peaceful and prosperous
center for South Orange County, not heavily impacted by the explosive growth experienced by
Los Angeles, North Orange County and San Diego throughout the 1920’s and following World
War II. During this time the downtown and the neighborhoods immediately around it continued
to develop into the small town in a rural setting which many still idealize.
However, in the 1970’s the echo of the Los Angeles and San Diego boom impacted the city,
surrounding the town with large-scale housing tracts, dislocating many downtown businesses
into new shopping centers and malls, and filling the streets of the historic town center with
traffic, mostly headed not downtown to do business, but to homes, work and shopping elsewhere.
The town’s population “exploded” from about 1,000 people in 1960 to 13,000 in 1975.
To accommodate this radically changed pattern of life and of movement, Ortega Highway was
widened to open access to new housing to the east, Interstate 5 replaced Camino Capistrano as
the principal north-south regional highway, and Del Obispo Street was looped around the
downtown to unsnarl the traffic jam in front of the Mission.
From the 1990’s onward, the City government has been working to identify a plan and a strategy
for making the historic center of San Juan Capistrano into the downtown district that it has the
potential to become – recognizing the place’s role as a major regional crossroads, while enabling
it to become a vibrant town center for San Juan Capistrano residents and the hundreds of visitors
that the Mission draws to town every day.

4.3 Geology and Land Form
The Project site is situated along the eastern flank of the San Joaquin Hills and is underlain by
Pleistocene- to Holocene-aged alluvium and Non-marine Terrace Deposits, and Older and Young
Alluvial Deposit. Sediment for underlying Alluvial soils have been deposited as a result of
drainage outflow from the three major creeks which traverse through the property (San Juan
Creek, Oso Creek, and El Horno Creek) and consist of fine to course grained, loose to medium
dense Silty Sand, and Gravelly Sand and Sandy Gravel.
The site and the City are located in the seismically active southern California region and, as such,
are subject to several types of natural hazards associated with the regional geology and
seismicity, including seismic activity (earthquakes), liquefaction, landslides, and erosion. The
site is not within a designated Alquist-Priolo Earthquake Fault Zone. From the seismic history in
the region and proximity to the San Juan Capistrano area, the Whittier Fault and NewportInglewood Fault have the greatest potential for causing earthquake damage related to ground
shaking at this site. In addition, the Project site is located within a zone with potentially high
liquefaction potential.
For more information concerning existing geology and landform characteristics, see Section 5.6,
Geology and Soils.
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4.4 Hydrology
The City is tri-sected by three major channels: San Juan Creek, Trabuco Creek, and Oso Creek,
which carry surface runoff from Cleveland National Forest to the Pacific Ocean at Doheny
Beach in the City of Dana Point. The Project area is located within the larger San Juan Creek
watershed, which drains approximately 159.98 square miles of south Orange County. Runoff
from the Project area drains into existing underground public storm drains that discharge either
to Trabuco Creek, San Juan Creek or Horno Creek. Approximately 40% of the Project area
including the Repositioning Area drains to Trabuco Creek at several different locations and the
remainder, including most of the Revitalization Area and the Repositioning Area, drains to San
Juan Creek at several locations. A small area of the Revitalization Area north of Ortega
Highway and south of Spring Street drains directly to Horno Creek.
According to the Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate
Maps (FIRM), the HTC project area is covered by Map Number 06059C0443J (effective
12/3/2009) and Map Number 06059C0506J (effective 12/3/2009). Those maps indicate that
portions of the Project area located near Trabuco Creek and Horno Creek are located within the
100-year floodplain.
For more information concerning existing hydrological characteristics, see Section 5.9,
Hydrology and Water Quality.

4.5 Biological Resources
The Project site is currently developed with residential, retail/commercial, religious, education
and civic land uses and associated parking. Vegetation on site consists of native and ornamental
landscaping, disturbed areas and some agricultural type uses (such as a nursery and remnant
orange grove). While the Project site is within the planning area covered by the Central/Coastal
Orange County Natural Communities Conservation Program (NCCP)/Habitat Conservation Plan
(HCP), the City is not a signatory to the NCCP/HCP participatory agreement.
For more information concerning existing biological characteristics, see Section 5.4, Biological
Resources.

4.6 Climate and Air Quality
The Project site is located within the South Coast Air Basin (SCAB) and is subject to regulations
by the South Coast Air Quality Management District (SCAQMD) that seek compliance with the
National Ambient Air Quality Standards (NAAQS) established by the Federal Clean Air Act.
The SCAB planning area includes a 6,600 square mile area encompassing Orange County, and
the non-desert portions of the Counties of Los Angeles, San Bernardino, and Riverside. The
climate in the Basin is characterized by moderate temperatures and comfortable humidity, with
precipitation limited to a few storms during the winter season. Temperatures in the Basin are
normally mild (62 degrees Fahrenheit) with occasional extremes above 100 degrees Fahrenheit
or below freezing (32 degrees Fahrenheit). Precipitation is typically 9 to 15 inches annually in
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the SCAB. Wind patterns are dominated by daytime on-shore breezes, while at night, winds are
generally slow and reverse direction to blow towards the ocean. Wind directions are also altered
by canyon landforms, where wind tends to flow parallel to the canyons.
Temperature inversions frequently occur in Southern California, both at the ground level and at
higher elevations. During these conditions, very little air mixing or turbulence occurs, and air
can become stagnant, allowing for a buildup in concentrations of air pollutants. Inversion
conditions are the main factor resulting in the high levels of ozone, the main air pollution
problem in the Southern California. Under the provisions of the Clean Air Act, the Air Basin is a
“non-attainment” area for ozone, respirable particulate matter (PM10-particulate matter less than
10 microns) and fine particulate matter (PM2.5 fine particulate matter less than 2.5 microns).
Non-attainment refers to the fact that the Federal and State ambient air quality standards are
exceeded in the region.
For more information concerning existing air quality characteristics, see Section 5.3, Air Quality.

4.7 Noise
The majority of the noise in the local environment is generated by vehicular traffic on local and
regional roadways. The nearest freeways and major roadways that generate noise include the I-5
Freeway, Ortega Highway and Camino Capistrano. Another major noise source includes the
Orange County Transportation Authority (OCTA)/Southern California Regional Rail Authority
(SCRRA) Railroad which bisects the city and passes through and/or adjoins each of the three
sub-planning areas comprising the Project site.
For more information concerning existing noise conditions, see Section 5.12, Noise.

4.8 Scenic Features
The Project site is in a relatively flat area of the City with elevations varying roughly between
85.0 and 120.0 feet above mean sea level (AMSL). Views of the site are primarily from the
adjacent street system, including the I-5 Freeway to the east of the site which is elevated and
provides views into the Project site. The HTC Project site is currently a substantially developed
area. Several streets provide unobstructed views of the ridgelines and hillsides surrounding the
community which are important, character-defining features of the community (e.g. the Colinas
Ridge viewed to the west from Verdugo Street or the Glendale Federal coastal hills viewed to the
south from Camino Capistrano). However, views on siteare mainly of the streetscape and of
existing buildings. There are several historic and iconic buildings located on or adjacent to the
Project site. Views of historic and iconic buildings include the view of the Mission entrance
from Camino Capistrano and Ortega Highway and views of the Mission Basilica Church looking
north on Camino Capistrano whose 65’-0” domed tower is, by far, the tallest structure within the
City. Additionally, the Project site offers views of the surrounding natural open space and
hillside north and west of the site. There are several prominent trees located within the
streetscapes.
For more information concerning scenic features, see Section 5.1, Aesthetics.
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4.9 Public Service and Utilities
The City provides or is served by a full range of public services and utilities. The Capistrano
Unified School District (CUSD) is responsible for providing public education facilities in the
City and the Project site. Police protection services are provided through contract by the Orange
County Sheriff’s Department. Fire protection services are provided through contract by the
Orange County Fire Authority (OCFA). Recreation and open space amenities in the City are
provided and maintained by the City through a variety of public parks and open space.
Domestic water service for the Project area is provided by the city of San Juan Capistrano. The
City is also responsible for providing sewer service to the community via backbone collection
and conveyance system and contracts for sewage treatment through the South Orange County
Wastewater Authority (SOCWA). The city maintains storm drainage collection and conveyance
facilities. Major drainage facilities (e.g. San Juan Creek) are maintained both by the City and the
Orange County Flood Control District. The City contracts with CR&R Waste & Recycling
Services, a private solid waste hauler, to collect and dispose of the solid waste generated within
the City, which is collected and transported to one of the three regional landfills operated and
maintained by the OC Waste and Recycling, but primarily to Prima Deshecha Landfill situated
within the southeast corner of the City and within adjoining, unincorporated Orange County.
Electrical service and natural gas in the City is provide by San Diego Gas and Electric (SDG&E)
through a local system of transmission lines, distribution lines and supply regulation stations.
For more information concerning existing public services and utilities, see Section 5.14, Public
Services and Facilities, and Section 5.17, Utilities, respectively.

4.10

Transportation and Traffic

4.10.1 REGIONAL ACCESS
The I-5 Freeway is the Project area’s primary regional automobile access route. The I-5 Freeway
is a major highway that extends through Los Angeles, Orange and San Diego Counties. It is
located immediately adjacent to the Project area forming its eastern boundary. Direct access to
the Master Plan area is serviced at the Ortega Highway/I-5 NB and SB ramps.
4.10.2 ROADWAY NETWORK
A detailed description of the surrounding area roadways are identified below.
Ortega Highway is classified as a primary arterial east of Del Obispo Street with two to three
lanes in each direction with a painted median island in the City’s General Plan Circulation
Element. It is classified as a secondary arterial between Del Obispo Street Camino Capistrano
with two lanes in each direction. Ortega Highway is classified as a secondary arterial in the
Orange County Master Plan of Arterial Highways (MPAH). Ortega Highway from Rancho
Viejo Road to Del Obispo is considered a “limited space hot spot” location with a minimum
acceptable LOS of “E” whereas arterial streets throughout the City are otherwise designated to
provide a minimum “D” level of service (LOS) . This roadway provides the main connection
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between the project area and communities located east of the I-5 Freeway. There is no on-street
parking between Rancho Viejo and Del Obispo Street. Ortega Highway carries between 33,813
to 43,484 average daily vehicle trips (ADT). The posted speed limit is 30 mph between Rancho
Viejo and Del Obispo Street. From Del Obispo Street to Camino Capistrano on-street parking is
limited to three hours. The street has a posted speed limit of 25 mph and an ADT of between
8,726 and 12,600. The Mission San Juan Capistrano is located on the north side of Ortega
Highway between El Camino Real and Camino Capistrano. All other adjacent land uses are
primarily commercial.
Rancho Viejo Road is designated a primary arterial north of Ortega Highway and a commuter
collector to the south. This roadway provides two to three lanes in each direction with both
landscaped medians and painted medians. No on-street parking is allowed. The roadway carries
approximately 10,000 ADT. North of Ortega Highway, the roadway has a posted speed limit of
45 mph. The posted speed south of Ortega Highway is 30 mph. No on-street parking is allowed
on Rancho Viejo Road.
Del Obispo Street is designated as a secondary arterial in the City’s General Plan as well as the
MPAH. Del Obispo Street from Camino Capistrano to Alipaz Street is classified as a “traffic
operation hot spot” with a minimum acceptable LOS of E. The roadway provides two lanes in
each direction. The signalized Ortega Highway and Del Obispo Street intersection is photoenforced by a “red-light camera system.” Between Ortega Highway and Plaza Drive, a two-way
left turn lane provides access to various retail and food establishments. No on-street parking is
permitted. There are traffic signals at the intersections with Plaza Drive, Camino Capistrano,
Paseo Adelanto and Alipaz Street. Del Obispo Street serves as a primary connection to the Dana
Point and Laguna Niguel communities located west and south of the Project area. This roadway
carries between 28,000 to 34,000 ADT with a posted speed of 35 mph.
Camino Capistrano is classified as a primary arterial south of Del Obispo Street and a limited
secondary arterial north of Del Obispo Street. North of Ortega Highway the roadway provides
one lane in each direction with a two-way left turn pocket. Bus parking is located on the east
side next to the Mission. On-street parking is time restricted on other parts of the street with
three-hour limits next to the Mission and four-hour limits on the west side. The posted speed is
35 mph with a 25 mph school zone approaching Acjachema Street. This section carries
approximately 13,000 daily vehicle trips. The section of Camino Capistrano between Ortega
Highway and Del Obispo also provides one lane in each direction with three hour parking south
of Verdugo Street and a posted speed of 25 mph. A crosswalk is located at the southern leg of
the Camino Capistrano/Forster Street intersection. Flashing warning lights are imbedded into the
pavement at the crosswalk and are activated by pedestrians prior to crossing Camino Capistrano.
This section carries approximately 15,000 average daily trips. South of Del Obispo Street the
roadway opens to two lanes in each direction with a 35 mph speed limit and approximately
18,000 ADT. No on-street parking is allowed between Del Obispo Street and Avenida
Golondrina. The signalized intersection at Del Obispo Street and Camino Capistrano is photo
enforced.
Verdugo Street is a connector that extends approximately 300 feet to the west of Camino
Capistrano. The roadway carries one lane in each direction providing direct access to the
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Capistrano Depot Metro station and depot, existing surface parking lot and the Franciscan Plaza
parking structure. No on-street parking is allowed.
El Camino Real is designated as a local arterial which provides one lane in each direction. The
roadway passes through the project area in a north-south direction terminating at Forster Street.
The roadway lacks curbs and sidewalks south of Ortega Highway. On-street parking is
permitted on the east side of the street between Ortega Highway and Yorba Street. The portion
of roadway south of Ortega Highway is occasionally closed to automobile traffic for farmers
markets and other community events within the Historic Town Center Park. The ADT is
approximately 3,000. North of Ortega Highway El Camino Real provides access to a surface
parking lot used by various Town Center destinations including the Mission. On-street parking
is allowed on the west side next to the Mission. Sidewalks are located on both sides of the
roadway. This section has a posted speed of 25 mph. San Juan Elementary School at the northeast corner of Spring Street and Camino Capistrano. The intersections at Spring Street and
Acjachema Street are controlled by an all-way stop.
Acjachema Street is a local arterial with one lane in each direction. The roadway runs east of
Camino Capistrano before terminating approximately 250 feet west of the I-5 Freeway. It
provides direct access to local destinations including the Basilica, Public Library and
community/social service facilities. There is a traffic signal with school crosswalks at its
intersection with Camino Capistrano. This roadway has an ADT of 2,300 with a posted speed
limit of 25 mph.
Alipaz Street is designated as a secondary arterial south of Del Obispo Street and a local street
north of Del Obispo Street. South of Del Obispo the roadway carries two lanes in each direction
with a Class II bike lane along the west side. The posted speed for this section is 40 mph. North
of Del Obispo Street, the roadway provides one lane in each direction with no sidewalks. No onstreet parking is allowed on the east side.
Paseo Adelanto is a local arterial with one lane in each direction. North of Del Obispo Street the
roadway provides access to businesses and destinations within the Los Rios District. On-street
parking is allowed on portions of the street. South of Del Obispo Street the roadway provides
access to City Hall and other public facilities, and commercial and office uses. On-street parking
is not allowed on either side of the street. The posted speed limit is 25 mph.
Avenida Golondrina is a local street that provides access to the Marshall’s Shopping Center,
Capistrano Home Center and Dolley Plaza from Camino Capistrano. The roadway provides one
lane in each direction with on-street parking allowed only on the south side. Sidewalks are
provided only on the north side. The posted speed limit is 25 mph.
Forster Street is a local arterial with one lane in each direction that connects Camino Capistrano
to El Camino Real. In this short street segment, on-street parking is limited to the north side.
The street serves as the primary access to surface parking lots that serve adjacent commercial
office buildings. There are no sidewalks along either side of this street. Forster Street is stopcontrolled at its intersection with Camino Capistrano. A painted crosswalk on the southern leg
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of this intersection includes pedestrian-activated warning lights imbedded into the pavement.
Forster Lane is a two-lane connector that extends approximately 200 feet west of Del Obispo
Street. It presently only provides access to the vacant Sizzler restaurant’s parking lot.
Plaza Drive is a connector that carries one lane in each direction and primarily serves as sole
access to the Capistrano Home Center and primary access to the Marshalls Shopping Center and
Dolley Plaza. Its intersection with Del Obispo Street is controlled by a traffic signal. The north
leg of this intersection provides access to parking for the commercial development located on the
north side of Del Obispo Street.
Spring Street is a local roadway that intersects with El Camino Real approximately 300 feet
north of Ortega Highway. It provides access to the site of the proposed Plaza Banderas Hotel
site and San Juan Elementary school. The roadway carries one lane in each direction with no
curbs, sidewalks or center lane stripe. Parking is only allowed on the north side of the street
along the school’s frontage. Presently, the elementary school uses Spring Street to access the
valet drop off and pick up lane during morning and afternoon school hours. Spring Street is
stop-controlled at its intersection with El Camino Real.
Yorba Street is a local roadway that connects Camino Capistrano to El Camino Real. The
roadway carries one lane in each direction with no curbs, sidewalks or center lane stripe. There
is limited on-street parking in front of commercial use. Yorba Street is stop controlled at its
intersection with Camino Capistrano.

4.11

General Planning

4.11.1 GENERAL PLAN
The San Juan Capistrano General Plan serves as the basis for all the City's land planning policies
and guides the future development of all land within the City of San Juan Capistrano. Following
is a description of the existing land use designations. A full discussion of the proposed Project's
relationship with the General Plan, including with each of the thirteen elements of the General
Plan, is provided in Section 5.10, Land Use and Planning
The existing land use designations of the Historic Town Center are shown in Exhibit 4.11-1,
Existing General Plan Land Use Designations, and include:
General Commercial provides for a variety of retail, office, and service-oriented
business activities serving a community-wide area and population, as well as broader
market area with a maximum 0.50 floor area ratio (FAR). Other uses that are determined
to be compatible with primary uses, such as public facilities, may also be allowed.
General Commercial land uses serve local, as well as broader market areas and generally
include professional and business offices, retail and commercial services.

Historic Town Center Master Plan EIR

4-10

Templeton Planning Group

REET

A ST
HEM

C
ACJA

EL C
L
REA
INO
AM

IN
CAM
R
PIST

O CA
ANO

SPRING STREET
LOS R IOS STREET

ORTEGA HWY

DEL

OA

E
PAS
O
ANT

AD
VERDUGO RO

DEL OBISPO

YORBA

FORSTER

DEL OBISPO

LEGEND
CAMINO CAPISTRANO

General Commercial
Specialty Park
Speciﬁc Plan / Precise Plan
Public and Institutional
Existing Public School
General Open Space

Exhibit 4.11-1

Historic Town Center Master Plan
San Juan Capistrano, CA

TEMPLETON
PLANNING GROUP

EXISTING GENERAL PLAN
DESIGNATIONS

Studio One Eleven | Sargent Town Planning | Raimi + Associates | Transtech
Rabben/Herman Design Oﬃce | Keyser Marston Associates | TND Engineering

0

150

300

Specific Plan/Precise Plan provides for areas governed by a specific plan or precise plan
adopted prior to development. The maximum intensity of development will be
determined based on the land uses and associated acres identified in the specific or
precise plan. The Los Rios Precise Plan District is located west of Los Rios Street and
contains some of the oldest structures in the County. (City of San Juan Capistrano
General Plan, Figure LU-5) The original Los Rios Precise Plan was adopted in 1978.
The City identified the Historic Town Center as an area with important historical and
social value worth protecting (City of San Juan Capistrano General Plan, Figure LU-4)
In 1995 the Historic Town Center Master Plan was adopted to establish a “blueprint” to
guide the development in a portion of the downtown that would implement the goals
contained in the General Plan. The 1995 Historic Town Center Master Plan covered a
much smaller geographical area than the current Master Plan and was comprised of 6.1
acres whereas the current plan encompasses 150 acres. For further information on the
1995 Master Plan refer to Section 3.3.1 “Project Background and Overview.”
Existing Public Schools provide for existing public schools. Other uses that are
determined to be compatible with primary uses may also be allowed.
Public & Institutional provides for schools, churches, fire stations, community centers,
utility substations and office complexes. Other uses that are determined to be compatible
with primary uses may also be allowed.
Specialty Park provides for unique or specialized forms of recreational activities, such
as community event space, outdoor amphitheater, or nature study center, as well as
support/caretaker facilities.
4.11.2 CITY OF SAN JUAN CAPISTRANO ZONING CLASSIFICATIONS
The existing zoning classifications in the Historic Town Center are shown in Exhibit 4.11-2,
Existing Zoning Classifications, and include the following:
General Commercial provides for a wider range of commercial land uses than those
permitted in the Tourist Commercial District and Neighborhood Commercial District in
order to accommodate most of the retail and service needs of the residents of the City.
Tourist Commercial District provides for small-scale retail and service uses within the
area immediately adjacent to the Mission San Juan Capistrano which would serve tourists
as well as residents. Development projects in the Tourist Commercial District should be
designed to reflect the Spanish heritage and semi-rural character of the community and be
compatible with the historic significance of the downtown (especially Mission San Juan
Capistrano).
General Open Space District provides for the possible combined development of
several of the uses or the individual development of one of the uses specifically allowed
by the other open space districts in accordance with the General Plan.
Historic Town Center Master Plan EIR
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EXISTING ZONING
DESIGNATIONS

Community Park District provides for major active recreation sites in accordance with
the General Plan.
Specific Plan/Precise Plan provides a means for designating certain areas of the City
having important aesthetic, cultural, historical, or environmental characteristics as special
study areas so that such areas will not be destroyed due to premature or poorly-planned
development. It also establishes a holding district wherein certain low intensity land uses
are permitted while the area in question is studied for the purpose of developing a precise
plan for the development of the area.
Public & Institutional accommodates the wide range of major public and quasi-public
institutional and auxiliary uses established in response to the health, safety, educational,
and cultural needs of the City. It also encourages the assembly of specific public, quasipublic, and related facilities into efficient, functionally-compatible, and attractivelydesigned administrative centers, educational institutions, and similar complexes, located
and maintained in conformance with the General Plan.

4.12

Regional Planning Considerations

4.12.1 REGIONAL COMPREHENSIVE PLAN AND GUIDE (RCPG)
The Southern California Association of Governments (SCAG) has developed the RCPG in order
to help coordinate transportation and infrastructure, open space, and environmental planning
with population, housing, and employment growth cohesively, within the multi-county region.
In general the RCPG includes policies that encourage local jurisdictions to balance job and
housing opportunities and encourage job growth concentration near transit services and transit
nodes, existing freeways, high occupancy vehicle (HOV) lanes, and toll roads. Given the scope
and expansive nature of the RCPG, not all of the RCPG policies apply to every project. The
purpose of the RCPG is to provide guidance for local jurisdictions and public agencies in their
efforts to develop a regional transportation network that maximizes access and mobility,
minimizes congestion, reduces vehicles miles traveled (VMT), and protects the quality of life.
4.12.2 NATURAL COMMUNITY CONSERVATION PLAN/HABITAT CONSERVATION
PLAN (NCCP/HCP)
The Orange County Central-Coastal NCCP/HCP is a program designed to provide long-term
regional protection for the natural vegetation and wildlife diversity within the region while
allowing compatible land uses and appropriate development to occur. Furthermore, the program
was designed to prevent the incremental loss of native habitat and fragmentation of ecosystems,
as well as to compensate for impacts of individual projects. The Central-Coastal Subregion
NCCP/HCP program was adopted in 1996 and has established a permanent habitat reserve of
approximately 38,000 acres within a 208,000 acres planning area.
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4.13

Cumulative Impact Assumptions

The CEQA Guidelines define cumulative effects as “two or more individual effects that, when
considered together, are considerable or which compound or increase other environmental
impacts.” The CEQA Guidelines further state that the individual effects can be the various
changes related to a single project or the changes involved in a number of other closely related
past, present, and reasonable foreseeable probable future projects (Section 15355). The CEQA
Guidelines allow for the use of two methods to determine the scope of projects for the
cumulative impact analysis:
List Method - A list of past, present, and reasonably anticipated future projects producing
related or cumulative impacts, including those projects outside the control of the agency.
Regional Growth Projections Method - A summary of projections contained in an
adopted general plan or related planning document which is designed to evaluate regional
or area wide conditions (Section 15130).
For the purpose of this EIR, the Regional Growth Projections Method has been used for analysis
of cumulative impacts. The Land Use Element of the San Juan Capistrano General Plan
(“LUE”) guide future development and growth in a way that promotes the health, safety and
welfare of the community. To regulate the amount of building intensity, the LUE also includes a
statistical tables that defines the amount of physical development that will be allowed in each
land use category. As shown on Table 4.13-1, General Plan Land Use Summary by Planning
Area, the adopted City of San Juan Capistrano General Plan includes a total of 289,886 square
feet designated as Open Space & Recreation, 10,147,302 square feet of non-residential land uses
and 12,522 residential dwelling units.
Several projects were identified by the City of San Juan Capistrano as proposed and/or approved
projects, but not constructed. These 18 projects, summarized in Table 4.13-2, were evaluated in
the traffic analysis conducted for the proposed project and are also considered in the assessment
of cumulative impacts presented in this section. The list of approved and/or pending projects
were reviewed and approved by City staff. This list includes the respective trip generation
estimates of each project. These trips were generated using the most current Institute of Traffic
Engineers (ITE) Trip Generation Manual 8th Edition. A Saturday trip generation estimate was
produced for each of the 18 “related projects.” Table 4.13-3 shows the rates used in compiling
Saturday volumes for each project. Land use and project size were taken directly from the
individual TIA’s prepared for each related project. The location of these 18 related projects is
illustrated in Exhibit 4.13-1.

Historic Town Center Master Plan EIR

4-15

Templeton Planning Group

Table 4.13-1
General Plan Land Use Element Development Capacity
Land Use Designations
Open Space and Recreation
General Open Space Open Space Recreation
Neighborhood Park
Community Park
Specialty Park
Regional Park
Natural Open Space
Recreation Commercial
Open Space and Recreation Subtotal

Acres

Dwelling Units

Square Feet

1,552
648
29
134
3
579
449
10
3,404

N/A

6,795
141,134
6,316
58,370
6,534
25,221
1,956
43,560
289,996

1,488
408
604
438
528
107
19
3,592

1,488
816
1,993
1,971
3,960
1,819
475
12,522

N/A

33
115
133
168
74
36
74
186
49
25

N/A

287,496
1,502,820
1,738,044
2,195,424
152,460
470,448
805,860
2,025,540
533,610
435,600

N/A

Residential
Very Low Density Residential
Low Density Residential
Medium Low Density Residential
Medium Density Residential
Medium High Density Residential
High Density Residential
Affordable Family/Senior Housing
Residential Subtotal

N/A

Non-Residential
Neighborhood Commercial
General Commercial
Industrial Park
Quasi-Industrial
Agri-Business
Light Industrial
Office/Research Park
Public & Institutional
Existing Public Schools
Assisted Care Facilities
Non-Residential Subtotal

N/A

Special
Special Study
Los Rios Specific Plan
Special Subtotal

7
31
38

Roadways

787

Freeways

265

City of San Juan Capistrano Total

8,975
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Table 4.13-2
Trip Generation – Related Project
Weekday Trips

Saturday Trips

Project Name
1. CUSD

Daily

AM Peak

PM Peak

Daily

Peak

873

70

90

0

N/A

2. Serra Plaza

251

36

34

54

9

2,730

702

229

930

168

474

52

59

1,200

600

5. Koll San Juan

749

105

101

161

28

6. Valle Ranch

245

34

34

53

9

7. Belladonna Estates

364

31

38

323

30

8. Shell Gas Station (1)

1,376

108

125

0

0

9. Whispering Hills

1,860

149

186

156

144

10. Pacifica San Juan

3,759

765

338

3,291

297

11. Lower Rosan

2,038

87

181

848

188

12. Serra Village

9,429

516

863

2,401

1,039

13. Jerwel Self Storage

187

11

20

206

22

14. Church SJC

71

5

4

81

28

15. Centra Pointe

395

56

53

85

15

1,920

200

224

538

83

3. San Juan High School
4. Ortega Ranch

16. Ventanas
17. Mission Inn – Plaza Banderas (2)

1,399

70

110

1,497

138

18. Distrito La Novia-San Juan
Meadows
Total Traffic from Related
Projects

8,192

438

879

6,093

624

36,312

3,435

3,568

17,917

3,422

Notes:
The Shell Station is operational however, weekday counts do not reflect additional volumes. Additional Shell Station trips
remain in the table for weekday conditions only. Additional traffic from the Shell Station will be shown in the existing peak
hour Saturday Counts.
Weekday rates/volumes were taken directly from the Distrito La Novia Traffic Report with the exception of the Mission Inn
(Plaza Banderas) project. Weekday and Saturday trip generation for this project was calculated based on the assumed land
use and size provided by the City at the start of the Master Plan project. The Trip Generation shown above may differ from
what is assumed in the TIA being prepared concurrently by LLG for the Plaza Mission Inn project.
Saturday trip generation is based on the Average Rates of various land uses as found in the ITE 8th Edition Trip Generation
Manual.
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Table 4.13-3
Trip Generation Rates used for Calculating Related Projects’ Saturday Trips
In

Out

Total

Stable

Saturday
Ave Daily
Rates
2.28

46%

54%

0.28

1000 SF GFA

2.49

32%

68%

0.35

Single Family House

DU

10.08

53%

47%

0.93

Apartment

DU

6.39

65%

35%

0.52

Residential Condos

DU

5.67

54%

46%

0.47

Rooms

8.19

56%

44%

0.72

Students

0.61

64%

36%

0.11

Seats

10.37

71%

29%

3.54

Unit
ITE Land Use
Equestrian Center
Industrial Park

Hotel
High School
Church

Peak Hour Rates

General Office

1000 SF GFA

2.37

54%

46%

0.41

Medical Office

1000 SF GFA

8.96

57%

43%

3.63

Research and Development

1000 SF GFA

1.90

50%

50%

0.24

Specialty Retail

1000 SF GFA

42.04

50%

50%

Shopping Center

1000 SF GFA

49.97

54%

46%

10% of
ADT (9)
4.89

Notes
8
9

Taken from Distrito La Novia Traffic Survey ‐ Used PM Weekday Rates
San Diego County Traffic Generation Manual

Source: Institute of Traffic Engineers (ITE) Trip Generation Manual, 8th Edition
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5

15

12

16
4

8

14
3
9

2

7

1
13

6
11

10

# Correspondence to Numbers in Table

Source: Transtech, Oct 2010
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Exhibit 4.13-1

LOCATION OF RELATED PROJECTS
NTS

4.14

Related Projects Proposed/Planned By Others

Certain circulation system improvements and other projects are anticipated in the immediate
vicinity, which are associated with the proposed Project and other planned development in the
area. However, these improvements are not a part of the proposed Project and would be
implemented by others. There improvements, as described below, are considered at a general
level of analysis as related to projects in the cumulative impacts discussion contained in this EIR;
however, the more detailed CEQA review and clearance for each element will occur separate
from the proposed Project.
4.14.1 PLAZA BANDERAS HOTEL
The Plaza Banderas Comprehensive Development Plan project site is composed of four parcels
that encompass 3.18 acres. This property is bounded on the north by Spring Street and on the
south by Ortega Highway. El Camino Real forms the western boundary of the site, which is
bounded on the east by Horno Creek and the San Diego (I-5) Freeway on the east.
The Plaza Banderas project includes the development of 124-room hotel. The hotel will
accommodate an event center with other amenities, including an outdoor swimming pool and
Jacuzzi spa, exercise room, media room, restaurant, bistro, and laundry facilities. In addition to
the hotel, a retail/office/restaurant component is also proposed, which encompasses retail
commercial, professional office, and restaurant floor area at the corner of Ortega Highway and El
Camino Real. For a more detailed description of the Plaza Banderas project, refer to the Section
3.0, Project Description. The EIR for the Plaza Banderas Hotel Project (SCH# 2010051075) was
certified in October 2010.
4.14.2 I-5 AND ORTEGA HIGHWAY INTERCHANGE PROJECT (I-5 FREEWAY
INTERCHANGE PROJECT)
The I-5 and Ortega Highway Interchange Project and the reconstruction of Ortega Highway/Del
Obispo Street intersection is a Caltrans sponsored project. The environmental document for this
project was certified by Caltrans in 2009. Project construction is currently scheduled to begin in
2012 and will be complete in 2016. The improvements will have a significant effect both on the
traffic flow within the downtown – redistributing more cars onto Del Obispo and less onto
Camino Capistrano and Ortega Highway – and on the physical configuration of and access to the
properties at the easterly entrance to downtown from realigned Ortega Highway.
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