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City of Mission Viejo 
Memorandum 

 
 

Date: December 2, 2019 

 

To: John Morgan, Development Services Manager (City of Laguna Niguel) 

 

From: Philip Nitollama, Transportation Engineer (City of Mission Viejo) 

 

Subject: City Center Mixed-Use Project – Notice of Preparation of an Environmental 

Impact Report Comments 

 

 

In review of the Notice of Preparation of an Environmental Impact Report (PEIR) for the City 

Center Mixed-Use Project in the City of Laguna Niguel, the following transportation concerns 

were identified: 

 

1) The scope of analysis for the traffic impact study component of the EIR shall include the 

following three intersection locations: 

 

a. Interstate 5 Freeway Southbound Ramps and Crown Valley Parkway 

b. Interstate 5 Freeway Northbound Ramps and Crown Valley Parkway 

c. Crown Valley Parkway and Kaleidoscope 

 

2) The traffic impact study shall analyze the near term and long-range buildout conditions 

for these three intersection locations.  That level of service analysis shall include both 

delay (HCM methodology) and volume-to-capacity (V/C) ratio evaluations. Additionally, 

a queuing analysis shall be incorporated as part of the study due to the closely spaced 

intersections at this freeway interchange.   
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Dina El Chammas

Subject: RE: EIR for City Center Mixed-Use Project

From: John Morgan <JMorgan@cityoflagunaniguel.org>  
Sent: Tuesday, December 3, 2019 4:42 PM 
To: JoAnn Hadfield <jhadfield@placeworks.com> 
Cc: Dina El Chammas <delchammas@placeworks.com> 
Subject: FW: EIR for City Center Mixed‐Use Project 

 
NOP comment from Juaneno Band of Mission Indians 
 
From: Joyce Perry [mailto:kaamalam@gmail.com]  
Sent: Tuesday, December 03, 2019 2:23 PM 
To: John Morgan 
Subject: EIR for City Center Mixed-Use Project 
 
On behalf of the Juaneno Band of Mission Indians, Acjachemen Nation, We are responding to your letter 
regarding the Notice of Preparation and Scoping  Meeting for the City Center Mixed-Use Project 
Environmental Impact Report. Once the EIR has been prepared, we will be interested in its results and will 
provide comments at that time. Please continue to keep us informed on this project.  
 
 
Húu'uni 'óomaqati yáamaqati. 
Teach peace 
Joyce Stanfield Perry 
Payomkawichum Kaamalam - President 
Juaneño Band of Mission Indians, Acjachemen Nation 
Tribal Manager, Cultural Resource Director 
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SENT VIA USPS AND E-MAIL:                    December 6, 2019 

jmorgan@cityoflagunaniguel.org 

John Morgan, Development Services Manager 

City of Laguna Niguel, Community Development Department 

30111 Crown Valley Parkway 

Laguna Niguel, CA 92677 

 

Notice of Preparation of an Environmental Impact Report for  

City Center Mixed-Use Project 

 

The South Coast Air Quality Management District (South Coast AQMD) staff appreciates the opportunity to 

comment on the above-mentioned document. South Coast AQMD staff’s comments are recommendations 

regarding the analysis of potential air quality impacts from the Proposed Project that should be included in 

the Environmental Impact Report (EIR). Please send South Coast AQMD a copy of the EIR upon its 

completion and public release. Note that copies of the EIR that are submitted to the State Clearinghouse are 

not forwarded to South Coast AQMD. Please forward a copy of the EIR directly to South Coast AQMD at 

the address shown in the letterhead. In addition, please send with the EIR all appendices or technical 

documents related to the air quality, health risk, and greenhouse gas analyses and electronic versions 

of all air quality modeling and health risk assessment files1. These include emission calculation 

spreadsheets and modeling input and output files (not PDF files). Without all files and supporting 

documentation, South Coast AQMD staff will be unable to complete our review of the air quality 

analyses in a timely manner. Any delays in providing all supporting documentation will require 

additional time for review beyond the end of the comment period. 
 

Air Quality Analysis 

South Coast AQMD adopted its California Environmental Quality Act (CEQA) Air Quality Handbook in 

1993 to assist other public agencies with the preparation of air quality analyses. South Coast AQMD 

recommends that the Lead Agency use this Handbook as guidance when preparing its air quality analysis. 

Copies of the Handbook are available from South Coast AQMD’s Subscription Services Department by 

calling (909) 396-3720. More guidance developed since this Handbook is also available on South Coast 

AQMD’s website at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/ceqa-air-

quality-handbook-(1993). South Coast AQMD staff also recommends that the Lead Agency use the 

CalEEMod land use emissions software. This software has recently been updated to incorporate up-to-date 

state and locally approved emission factors and methodologies for estimating pollutant emissions from 

typical land use development. CalEEMod is the only software model maintained by the California Air 

Pollution Control Officers Association (CAPCOA) and replaces the now outdated URBEMIS. This model is 

available free of charge at: www.caleemod.com. 

 

South Coast AQMD has also developed both regional and localized significance thresholds. South Coast 

AQMD staff requests that the Lead Agency quantify criteria pollutant emissions and compare the results to 

South Coast AQMD’s CEQA regional pollutant emissions significance thresholds to determine air quality 

                                                 
1 Pursuant to the CEQA Guidelines Section 15174, the information contained in an EIR shall include summarized technical data, 

maps, plot plans, diagrams, and similar relevant information sufficient to permit full assessment of significant environmental impacts 

by reviewing agencies and members of the public. Placement of highly technical and specialized analysis and data in the body of an 

EIR should be avoided through inclusion of supporting information and analyses as appendices to the main body of the EIR. 

Appendices to the EIR may be prepared in volumes separate from the basic EIR document, but shall be readily available for public 

examination and shall be submitted to all clearinghouses which assist in public review. 
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impacts. South Coast AQMD’s CEQA regional pollutant emissions significance thresholds can be found 

here: http://www.aqmd.gov/docs/default-source/ceqa/handbook/scaqmd-air-quality-significance-

thresholds.pdf. In addition to analyzing regional air quality impacts, South Coast AQMD staff recommends 

calculating localized air quality impacts and comparing the results to localized significance thresholds 

(LSTs). LSTs can be used in addition to the recommended regional significance thresholds as a second 

indication of air quality impacts when preparing a CEQA document. Therefore, when preparing the air 

quality analysis for the Proposed Project, it is recommended that the Lead Agency perform a localized 

analysis by either using the LSTs developed by South Coast AQMD staff or performing dispersion modeling 

as necessary. Guidance for performing a localized air quality analysis can be found at: 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/localized-significance-

thresholds.  

 

The Lead Agency should identify any potential adverse air quality impacts that could occur from all phases 

of the Proposed Project and all air pollutant sources related to the Proposed Project. Air quality impacts from 

both construction (including demolition, if any) and operations should be calculated. Construction-related air 

quality impacts typically include, but are not limited to, emissions from the use of heavy-duty equipment 

from grading, earth-loading/unloading, paving, architectural coatings, off-road mobile sources (e.g., heavy-

duty construction equipment) and on-road mobile sources (e.g., construction worker vehicle trips, material 

transport trips). Operation-related air quality impacts may include, but are not limited to, emissions from 

stationary sources (e.g., boilers), area sources (e.g., solvents and coatings), and vehicular trips (e.g., on- and 

off-road tailpipe emissions and entrained dust). Air quality impacts from indirect sources, such as sources 

that generate or attract vehicular trips, should be included in the analysis. 

 

In the event that the Proposed Project generates or attracts vehicular trips, especially heavy-duty diesel-

fueled vehicles, it is recommended that the Lead Agency perform a mobile source health risk assessment. 

Guidance for performing a mobile source health risk assessment (“Health Risk Assessment Guidance for 

Analyzing Cancer Risk from Mobile Source Diesel Idling Emissions for CEQA Air Quality Analysis”) can be 

found at: http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mobile-source-toxics-

analysis. An analysis of all toxic air contaminant impacts due to the use of equipment potentially generating 

such air pollutants should also be included.  

 

In addition, guidance on siting incompatible land uses can be found in the California Air Resources Board’s 

Air Quality and Land Use Handbook: A Community Health Perspective, which can be found at: 

http://www.arb.ca.gov/ch/handbook.pdf. CARB’s Land Use Handbook is a general reference guide for 

evaluating and reducing air pollution impacts associated with new projects that go through the land use 

decision-making process. Guidance2 on strategies to reduce air pollution exposure near high-volume 

roadways can be found at: https://www.arb.ca.gov/ch/rd_technical_advisory_final.PDF.  

 

Mitigation Measures 

In the event that the Proposed Project generates significant adverse air quality impacts, CEQA requires that 

all feasible mitigation measures that go beyond what is required by law be utilized during project 

construction and operation to minimize these impacts. Pursuant to CEQA Guidelines Section 15126.4 

(a)(1)(D), any impacts resulting from mitigation measures must also be discussed. Several resources are 

available to assist the Lead Agency with identifying potential mitigation measures for the Proposed Project, 

including: 

 

                                                 
2 In April 2017, CARB published a technical advisory, Strategies to Reduce Air Pollution Exposure Near High-Volume Roadways: 

Technical Advisory, to supplement CARB’s Air Quality and Land Use Handbook: A Community Health Perspective. This technical 

advisory is intended to provide information on strategies to reduce exposures to traffic emissions near high-volume roadways to assist 

land use planning and decision-making in order to protect public health and promote equity and environmental justice. The technical 

advisory is available at: https://www.arb.ca.gov/ch/landuse.htm.   
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 Chapter 11 of South Coast AQMD’s CEQA Air Quality Handbook 

 South Coast AQMD’s CEQA web pages available here: 

http://www.aqmd.gov/home/regulations/ceqa/air-quality-analysis-handbook/mitigation-measures-

and-control-efficiencies 

 South Coast AQMD’s Rule 403 – Fugitive Dust, and the Implementation Handbook for controlling 

construction-related emissions and Rule 1403 – Asbestos Emissions from Demolition/Renovation 

Activities 

 South Coast AQMD’s Mitigation Monitoring and Reporting Plan (MMRP) for the 2016 Air Quality 

Management Plan (2016 AQMP) available here (starting on page 86): 

http://www.aqmd.gov/docs/default-source/Agendas/Governing-Board/2017/2017-mar3-035.pdf  

 California Air Pollution Control Officers Association (CAPCOA)’s Quantifying Greenhouse Gas 

Mitigation Measures available here:  

http://www.capcoa.org/wp-content/uploads/2010/11/CAPCOA-Quantification-Report-9-14-Final.pdf 

 
Alternatives 

In the event that the Proposed Project generates significant adverse air quality impacts, CEQA requires the 

consideration and discussion of alternatives to the project or its location which are capable of avoiding or 

substantially lessening any of the significant effects of the project. The discussion of a reasonable range of 

potentially feasible alternatives, including a “no project” alternative, is intended to foster informed decision-

making and public participation. Pursuant to CEQA Guidelines Section 15126.6(d), the EIR shall include 

sufficient information about each alternative to allow meaningful evaluation, analysis, and comparison with 

the Proposed Project. 

 

Permits 

In the event that the Proposed Project requires a permit from South Coast AQMD, South Coast AQMD 

should be identified as a responsible agency for the Proposed Project. For more information on permits, 

please visit South Coast AQMD webpage at: http://www.aqmd.gov/home/permits. Questions on permits can 

be directed to South Coast AQMD’s Engineering and Permitting staff at (909) 396-3385. 

 

Data Sources 

South Coast AQMD rules and relevant air quality reports and data are available by calling South Coast 

AQMD’s Public Information Center at (909) 396-2001. Much of the information available through the Public 

Information Center is also available at South Coast AQMD’s webpage at: http://www.aqmd.gov. 

 

South Coast AQMD staff is available to work with the Lead Agency to ensure that project air quality impacts 

are accurately evaluated and any significant impacts are mitigated where feasible. If you have any questions 

regarding this letter, please contact me at lsun@aqmd.gov. 

 

Sincerely, 

Lijin Sun 
Lijin Sun, J.D.  

Program Supervisor, CEQA IGR 

Planning, Rule Development & Area Sources 
 

 
 

LS 

ORC191205-02 

Control Number 
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Dina El Chammas

Subject: RE: Laguna Niguel City Center

From: Del Bene, Paul [mailto:DelBeneP@bv.com]  
Sent: Friday, November 08, 2019 9:26 AM 
To: John Morgan 
Subject: Laguna Niguel City Center 
 

Hello John,  
I am a long-time resident of the great City of Laguna Niguel.  I’m very impressed with the developers 
plans for the new center.  I may not be able to attend the meeting on the 13th so I’d like to make a few 
comments. 
 
I think ingress and egress should be carefully studied and designed for good traffic flow.  It may 
already be designed that way but I can’t tell by the rendering.  My suggestions are to make a 
dedicated right turn lane on Pacific Island, the driveway just past the fire station, and configure a bike 
lane too.  Existing is the dotted lane only.  I think the development needs to move cars over to the 
right which would allow through traffic to continue to Alicia and Glenn smoothly.  
 
The right turn from Alicia into the center should also have these dedicated lanes. Currently there are 
the through traffic right lane and the bike lane.  This will be busy center, cars entering need to be able 
to move to the right to help avoid rear end crashes. 
 
Stacking the left turn from Alicia into the center may need to be increased but it doesn’t appear 
there’s enough room.  I sure hope another traffic intersection signal is not needed.  However, I 
strongly believe that the new center and Town Center need to linked for safe pedestrian access.  I 
guess people can use the cross walk at CVP or Pacific Island. 
 
A dedicated right turn lane at Civic Center from CVP is a must. A major arterial at those 
speeds!!!!!  the increased traffic must be moved off CVP and into their own lane for safety and traffic 
flow.  The developer will pay for it.  
 
I wonder if the city should create a bus / trolly stop in front of the library, with a bus cut-out. Don’t let 
the bus sit in the bike lane, which also slows traffic.  
 
I’m not a fan of demolishing the library unless the developer is paying for all demo and rebuild.  
 
I’m not too concerned about the mix of commercial tenants.  The market will dictate who 
leases.  However, a grocery is DOA in my opinion.  Albertson’s, Smart and Final, Von’s, all the drug 
stores selling convenience items, Costco, WalMart, and the super busy Whole Foods is too much 
competition.  But the store will do their market study and make their decision. 
 
I’m not concerned about overall aesthetics.  The developer is experienced and the city does a good 
job with use of water wise plants.   
 
Thank you for listening. 
 
Paul Del Bene 
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177 Chandon 
 
Paul Del Bene 
Site Acquisition Specialist, Land Services & Acquisition NationalTeam    
Black & Veatch, 5 Peters Canyon Road, Suite 300, Irvine, CA 92606  
D +1 949‐471‐3906   O +1 949‐471‐3906   M +1 949‐245‐9878 
E DelBeneP@BV.com 

 
Building a World of Difference.®  
  
Please consider the environment before printing my email 
Please note that the information and attachments in this email are intended for the exclusive use of the addressee and may contain confidential or privileged 
information. If you are not the intended recipient, please do not forward, copy or print the message or its attachments. Notify me at the above address, and delete 
this message and any attachments. Thank you. 
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Dina El Chammas

Subject: RE: EIR Laguna Niguel city center plans

From: Carol Maillet [mailto:weinerdogs1@gmail.com]  
Sent: Saturday, November 09, 2019 1:18 PM 
To: John Morgan 
Subject: EIR Laguna Niguel city center plans 
 

I am unable to attend the meeting Nov 13 as I already have another 
meeting to attend.  As a resident of nearby Marina Hills I want to voice 
some of my concerns. 
 
CONGESTION:  (1) According to the plan as shown on the website, 
there are 2 residential complexes on the site.  One is a very large project 
which will draw many, many autos.   Not only the autos of the owners/tenants of 

the complex, but their guests as well. This residential complex is at the corner of 
Pacific Island Drive and Alica Parkway.    It looks like a dense high-rise 
on the drawing.  It will draw not only the autos of the owners/tenants of 
the complex, but their guests as well. There are very few parking spots 
shown.  How many visitor spaces are being designated per unit, and 
where?  How is this problem going to be handled?  I cannot assume the 
building titled "garage" is for the visitors , as it is not adjacent to the 
residential units thereby being inconvenient.  (NOTE: PACIFIC ISLAND DRIVE 
IS INCORRECTLY NOTATED ON THE MAP AS PACIFIC LAND DRIVE WHICH IS VERY 
UNPROFESSIONAL OF WHOEVER WAS RESPONSIBLE FOR THE LAYOUT). 
 
(2) The intersection Alicia Parkway and Crown Valley Parkway will be 
negatively impacted by the increase in traffic.   
 
(3) The intersection of Crown Valley Parkway and Niguel Road will be 
negatively impacted as it is already very, very busy.  More traffic at this 
intersection will be unbearable. 
 
(4) How many parking spaces have you eliminated at the library?  It looks 
like at least half.  If there is no where to park, we will take our library 
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business to Dana Point library or Aliso Viejo library.  A guaranteed 
parking spot will be more important than closeness of the library. 
 
POLLUTION:  The intersection of Crown Valley Parkway and Niguel 
Road already has a problem.  In warm weather, when you descend Niguel 
Road down to Crown Valley from the direction of the coast, the fumes 
probably coming from the 3 gas stations at the bottom and the number of 
vehicles at the bottom, are toxic.  I find that windows have to be shut and 
the a/c turned on at that time to be able to tolerate the smell until you cross 
over the intersection.  Now  the increase in traffic with this large new 
project the pollution problem will increase.  Will you be doing a pollution 
study over a course of months to determine the problem at this site? 
 
EXTENDED CONGESTION:  (1) Crown Valley is a major street with 
heavy traffic from the freeway all the way through Laguna Niguel and 
even extending into Mission Viejo.  This has increased exponentially since 
the construction of the large apartments built at the freeway and extending 
to Cabot Road.  As the build-out is still far from complete, we can only 
suppose that the traffic will double when it is complete.   
 
(2) Not only has the traffic increased, it has impacted the lines at the gas 
station at Costco.  What used to be a convienent location for local 
residents to get gas has become a mess of long lines with a long wait. At 
certain days and hours the lines now extend all the way from the entrance 
on Crown Valley to the pumps.  Only the increase in traffic could have 
created this nightmare.  Now, you are proposing to add more 
congestion?  The traffic to enter the gas station will start backing up on 
Crown Valley.  Or patrons will have no choice to take their business 
elsewhere.   
 
I and other Laguna Niguel residents are at the mercy of the city 
planners.  I do hope you take our worries seriously.  Many of us have 
enjoyed this quiet community and will look elsewhere when it no longer 
has the same ambiance.  When it becomes gridlock, it will drive away 
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many of us homeowners that have been here a long time.  If we wanted to 
live in a high impact, high rise, urban environment we would have moved 
there, not here. 
 
Carol Maillet 
11 Amarante 
Laguna Niguel 
weinerdogs1@gmail.com 
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Dina El Chammas

Subject: RE: LN center scope meeting

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Cassandra Ondryas [mailto:mamacassa@icloud.com]  
Sent: Tuesday, November 12, 2019 5:54 PM 
To: John Morgan 
Subject: LN center scope meeting 
 
I will not be able to attend the 11/13 meeting but would like to include and submit my concerns. 
 
1.Intersections of Pacific Island and Alicia, Crown Valley and Alicia, are extremely dangerous. This project boosts about a 
walking concept and neighborhoods within walking distance do not have a safe avenue to walk to this project. How will 
this area be changed in order to provide pedestrian safety. 
 
2.Safety in parking structures‐What type of safety measures will be taken to provide a safe environment inside the 
parking structures? Crime in this type of structures is of concern. 
 
Thank you in advance, 
Cassandra Ondryas 
23654 Lexington Ct., 
Laguna Niguel 
 
Sent from my iPad 
Cassandra Ondryas 
mamacassa@me.com 
949 290‐9828 
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Dina El Chammas

Subject: RE: City Center Mixed-Use Project - comments on the scope of the EIR

From: Charlie Maerzke [mailto:cmaerzke@gmail.com]  
Sent: Tuesday, November 12, 2019 11:05 AM 
To: John Morgan; Jonathan Orduna 
Subject: City Center Mixed-Use Project - comments on the scope of the EIR 
 
City Center Mixed-Use Project 
 https://www.cityoflagunaniguel.org/1213/Laguna-Niguel-City-Center-Project  
  
 
To:   
John Morgan 
Development Services Manager, City of Laguna Niguel,  
Ph: 949-362-4332 
 
Regarding: Comments on the scope of the EIR for the City Center Mixed-Use Project 
 
Please address the following within  the scope of the Environmental Impact Study for the City Center Mixed-
Use Project. 
 
1) Hazardous Materials.  The current maintenance facility site contains hazardous materials stored both in 
ground and above ground.  Please include a full review and recommendation regarding Hazardous Materials in 
the EIS.   
 
2) Pedestrian Access.  The current City Center Mixed-Use Project site plan does not provide easy access for 
pedestrians arriving at the site from Crown Valley, Pacific Island Drive and Alicia Parkway.  Pedestrians should 
not be relegated to sharing walkways with vehicle lanes.  Please provide details about Pedestrian walkways and 
sidewalks along with details about how Pedestrians will safely access the site.   Please address this issue. 
 
3) Smoke from restaurants impacting neighborhoods above the City Center Mixed-Use Project .  Smoke 
emanating from chimneys associated with food preparation contains high levels of carcinogens.  The 
neighborhoods directly above, and surrounding the City Center Mixed-Use Project , will be impacted by the 
smoke coming from restaurant cooking activities.  Please address this issue.   
 
4) Apartment Dwellers vs Home Owners.  The City Center Mixed-Use Project proposes 275 multifamily 
residential units consisting of two apartment buildings, one 200-unit apartment building and one 75-unit 
townhome apartment building.  According to several national studies, apartment dwellers are more likely to 
cause increased use of police, ambulance, fire and other city services vs similar sized units that are individually 
owned such as condos or townhomes.  Please address this issue and provide comment about the project's choice 
of apartments vs individually owned condo/townhome units and the impact the decision to construct rental units 
vs individually owned units will have on city services.   
 
5) Impact on Water and Sewer utilization.  There are more than six apartment complex projects that are either 
pending or have recently been completed within the City of Laguna Niguel.  Combined these projects approach 
4,000 apartment units.  The impact on our limited water supply and the added burden on our sewage system is 
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enormous.  Please address this issue as it relates to the wisdom of adding 275 dwellings to at City Center 
Mixed-Use Project which is in a community that is impacted by water restriction regulations.  
 
6) School Aged Children.  Adding 275 dwellings, in addition to the 4000+ dwellings pending, or recently 
completed, for the City of Laguna Niguel, will create a burden on an already stressed school system. Please 
address this issue.   
 
7)  Dust, Noise and miscellaneous pollution created by the Construction process.  The process of removing 
existing buildings, grading the land and building new structures will cause dust, noise and other pollutants to be 
released into the air. Residents surrounding the City Center Mixed-Use Project stand to be impacted directly by 
these pollutants.  Please address this issue.   
 
8) Please add my contact information to the mailing list to receive updates regarding  the City Center Mixed-
Use Project.  My phone, home address and email address are listed below. 
 
Thank you, 
Charlie Maerzke 
30212 Sonrisa Ln 
Laguna Niguel, CA 93677 
949-231-9940 
cmaerzke@gmail.com 
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Dina El Chammas

From: John Morgan <JMorgan@cityoflagunaniguel.org>
Sent: Tuesday, December 3, 2019 4:58 PM
To: JoAnn Hadfield
Cc: Dina El Chammas
Subject: FW: City Center Project - Hillhurst Dr. Traffic Flow 

NOP comment received.  
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Joseph Dreifus [mailto:dreifusjoseph@msn.com]  
Sent: Tuesday, December 03, 2019 2:49 PM 
To: John Morgan 
Subject: City Center Project ‐ Hillhurst Dr. Traffic Flow  
 
Dear John Morgan, 
 
Please consider the increase of traffic flows on Hillhurst Dr. as a result of the City Center Project. 
 
Traffic will likely increase and as the street flows up and down the hill, cars get going fast so I hope you will consider low 
speed bumps to mitigate speed.  Also in exiting the carports and parking area here at the Hillhurst Condominiums the 
curb side parking should be very limited on our side because the view of traffic is often blocked by, cars trucks and 
motor homes parked at curb side, making exit hazardous. 
 
Thanks for your assistance! 
 
Regards, 
 
Joseph Dreifus 
23732 Hillhurst Drive Apt. 61 
Laguna Niguel, CA 
Cell ‐ 562.301.2399 
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Kiarash	Kalantar	
28951	Aloma	Avenue,		
Laguna	Niguel,	CA	92677	
	
12/04/2019	
Re:	Environmental	impact	study	for	the	Laguna	Niguel	City	Center	project		
	
John	Morgan	
Development	Services	Manager	
Community	Development	Department	(Laguna	Niguel)	
30111	Crown	Valley	Parkway,	
Laguna	Niguel,	CA	92677	
	
	
Dear	John	Morgan	
Regarding	to	LNCC	(Laguna	Niguel	City	Center)	environmental	impact	study,	a	large	scale	project	with	
25	acre	lot	and	over	190000	SF,	which	can	and	should	become	a	more	active	and	integral	part	of	the	
Laguna	Niguel	 development	process	 and	a	 landmark	 in	 the	 future	of	 city	 (if	 its	 design	 is	 properly	
evaluated	 and	 monitored	 well	 enough),	 there	 are	 some	 comments,	 recommendation	 and	
complimentary	concept	,	categories	in	three	sections		as	follow:	
	
	
1- Any	rezoning	approval	or	construction	permits	 issues	under	the	condition	of	 	obtaining	LEED	

Certification	for	all	phases	of	Laguna	Niguel	City	Center	project.	
I	primarily	concern	about	ecologic	environmental	impacts	of	the	project.	LNCC	(Laguna	Niguel	City	
Center)	could	play	a	big	role	in	the	future	of	our	city	with	diverse	socio-	economic	interactions	
and	also	ecologic	environmental	 impacts,	so	a	comprehensive	site	assessment	 is	a	critical	step	
that	 most	 of	 the	 citizens	 want	 to	 complete	 before	 the	 design	 process	 of	 this	 project.	 This	
assessment	should	evaluate	the	full	range	of	physical,	biological	and	cultural	opportunities	on	site.	
It	 should	 include	 anything	 from	 transit	 networks	 to	 interesting,	 cultural	 or	 economical	 site	
landmarks.	
The	assessment	should	clarify	obvious	results	for		citizens	and	other	Stakeholders	to	have	a	clear	
and	accurate	understanding	of	project		environmental	impacts.	
In	 order	 to	 this	 aim,	 achieving	 “LEED	 Certification”	 is	 recommended.	 The	 LEED	 program	 is	
sponsored	by	the	United	States	Green	Building	Council	(USGBC)	such	assesses	land	development,	
building	design	and	construction	in	terms	of	energy	efficiency,	water	usage,	air	quality,	and	choice	
of	building	materials	as	well	as	environmental	factors	such	as	Sustainable	Sites,	Water	Efficiency,	
Energy	and	Atmosphere	and	responsible	land	use.	
LEED	 provides	 certification	 for	 all	 types	 of	 development	 projects.	 Certification	 also	 covers	 all	
phases	of	development	from	planning	to	construction.	By	achieving	LEED	Certification	(Specifically	
ND	 Certification	 for	 this	 phase)	 that	 is	 recognized	 internationally,	 It	 provides	 Laguna	 Niguel	
Citizens	 assurance	 that	 LNCC	 was	 created	 using	 strategies	 that	 improve	 performance	 in	 the	
following	areas:	energy	savings,	water	efficiency,	reduction	of	CO2	emissions,	improved	indoor	
environmental	quality,	and	stewardship	of	resources.	And	this	is	what	Laguna	Niguel	deserves	to	
have.	
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2- Provide	 “Citizens’	 /	 Stakeholders’	 project	 requirements”	 which	 contains	 legitimate	 public	
requirements	and	social	untreated	of	Laguna	Niguel	and	verify	the	project	by	commissioning	
process.	
As	UNESCO	creative	cities	agenda	context,	 it's	time	to	define	collaborative	projects	 in	order	to	
fully	capitalize	on		creative	assets	of	city	and	use	this	as	a	basis	for	building	sustainable,	inclusive	
and	balanced	development	in	economic,	cultural,	environmental	and	social	terms.		
On	 the	 other	 hand,	 in	 recent	 times,	 cities	 around	 the	world	 are	 also	 trying	 to	 adopt	 its	 own	
infrastructures	and	physical	capacity	with	demands	of	new	generation	businesses	and	activities	.	
In	fact,	the	race	is	on	to	be	compatible	with	new	needs	of	future	due	to	the	impact	of	information	
and	communication	technology	on	form	and	nature	of	life	style,	economy	and	other	interactions.	
Also,	 early	 integration	 of	 the	 large	 scale	 project	 design	 with	 public	 interests	 and	 urban	
improvements	is	the	responsibility	of	the	city.	local	government	has	an	important	role	to	play	to	
take	action	now,	to	shape	the	future	of	city	development,	to	create	opportunities	for	all. 
According	to	these	responsibility	and	because	the	supply	of	land	is	fixed	in	the	short	run	
(Specially	in	Laguna	Niguel	with	the	severity	of	unbuilt-land	shortage),	to	ensure	the	prosperous	
of	project	in	such	scale	and	perform	project	adaptability	with	public	interests	and	requirements.	
both	the	concept	and	planning	of	project		has	to	have	legitimate	and	significant	answers	to	
question	such	as:	
	

ü How	does	this	project	elevate	the	quality	of	development	in	Laguna	Niguel?	
ü Does	 it	 enhance	 the	 connectivity	 of	 our	 communities	 and	 create	 a	 friendlier	 more	

functional	and	healthier	City	for	our	citizens?	
ü Dose	the	city	quick	adaptation	or	resilience	capability,	increase	by	this	project?	(Specially	

in	critical	condition)	
ü Does	it	adapt	with	the	future	needs	of	young	citizens	(or	next	generation	of	parents	and	

families)	 how	 have	 a	 new	 definition	 of	 shopping,	 recreation,	 	 leisure	 and	 even	
socialization?	

ü How	does	it	help	the	agglomeration	economy	of	city	instead	of	competition	with	other	
existing	business	centers	if	city?	

 
It	make	sense,	development	in	LNCC	may	not	achieve	all	these	requirements	but	as	much	as	these	
requirements	are	not	answered	 	we	should	expect	citizen	be	rather	apprehensive	and	express	
their	hesitation	to	accept	this	project.	
Providing	 a	 statement	 as	 ”Citizens’	 project	 requirements”	 which	 contains	 major	 legitimate	
citizens’	expectations	of	LNCC	and	using	Building	Commissioning	approach	as	a	practical	method	
which	help	the	LNCC	project	meets	defined	stakeholders	(specifically	citizens)	requirements	and	
criteria.		
The	Commissioning	Process	 is	the	quality-oriented	process,	begins	at	project	 inception	(during	
the	Pre-Design	Phase)	and	continues	for	the	life	of	the	facility.	The	process	focuses	upon	verifying	
and	documenting	that	all	of	the	commissioned	systems	and	assemblies	are	planned,	designed,	
installed,	tested	to	meet	the	”Stakeholders’	Project	Requirements”.	By	releasing	Commissioning	
Progress	 Report	 (a	 written	 document	 that	 details	 activities	 completed	 as	 part	 of	 the	
Commissioning	Process	and	significant	findings	from	those	activities,	and	is	continuously	updated	
during	the	course	of	a	project.)	citizens	and	other	stakeholders	ensure	the	project	progress	is	on	
the	right	track and	public	demands	are	provided.	
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3- Add		the	“Green	Energy	&	Recycling”	permanent	exhibition	center	to	the	“Laguna	Niguel	City	
Centre”	enhance	the	culture	of		healthier	lifestyle	and	cleaner	environment	and	exhibits	unique	
urban	character	to	Laguna	Niguel.	
However	 this	mixed-use	project,	 combining	 residential	 and	 commercial	 uses,	 provide	benefits	
such	as	a	balance	that	enlivens	a	transit	area	day	and	night	or	diverse	group	of	people	can	highlight	
a	variety	of	styles	and	activities,	but	despite	the	publicity	given	to	this	project,	as	”Laguna	Niguel	
City	Center”,	This	project	has	no	specific	character	or	advantage	to	advocate	the	assets	of	”Laguna	
Niguel	 City”,	 so	 that,	 it	 could	 be	 located	 in	 any	 place	 and	 at	 any	 city,	 the	 land-uses	 and	
arrangements	are	so	common	and	regular.	
It	 neither	 have	 any	 strong	 and	 obvious	 connection	 with	 social	 and/or	 cultural	 factors	 and	
characteristics	of	Laguna	Niguel	city	nor	promote	or	motivate	strangeness	and	opportunity	of	city	
in	social,	cultural	or	economical	criteria.	
By	allocating	part	of	the	project	lot	to	the	special	and	unique	function	and	activity,	not	only	we	
can	enhance	the	investment	profitability	but	also	we	can	use	this	development	as	an	advantage	
for	branding	Laguna	Niguel	and	support	the	reputation	of	our	city.	In	addition,	by	this	approach	
we	 can	 change	 the	 	 treat	 of	 “competition	 of	 LNCC	 with	 other	 business	 centers	 of	 city”	 to	
opportunity	 of	 promote	 and	 support	 the	 other	 business	 centers	 by	 attracting	 new	 fields	 of	
businesses	and	increasing	the	demand	of	complimentary	businesses	or	services.	
Base	on	 the	culture,	nature	and	principles	of	 Laguna	Niguel,	by	building	 the	“Green	Energy	&	
Recycling”	permanent	exhibition	center,	 including	indoor	and	outdoor	showrooms,	workshops,	
amphitheater,,	gallery		and	research	labs,	with	the	following	missions:	

o Facilitate	the	familiarity	with	the	meaning,	generating	and	converting	energy,	specially	
green	&	clean	energies	for	elementary,	middle	school	students	and	families.	

o Encourage	people	to	use	green	energy	and	encourage	the	community	to	recycling.	
o Providing	a	practical	and	scientific	facilities	for	high	school	students	to	experiment	and	

gaining	experience	in	the	field	of	green	energy	and	recycling	in	workshops	and	labs.	
o Converting	of	green	energy	&	recycling	ideas	into	wealth	for	society.	
o Helping	entrepreneurs	for	commercializing	the	scientific	and	technological	achievements.	

In		medium	or	long-	term	we	could	expect	to	achieve	the	visions	such	as:	
o Making	the	city	as	a	main	hub	of	green	energy	&	recycling	has		the	power	to	attract	a	

diverse	group	of	people	and	companies		on	a	regular	basis	and	provide	a	variety	of	socio-	
economic	 interaction,	programming	or	amenities	and	become	a	destination	within	the	
city	from	all	around	the	country.	

o Attracting	creative	companies,	startups	and	pioneers	of	green	energy	&	recycling	field	to	
the	city	exhibits	unique	urban	character	to	Laguna	Niguel.	

o Increasing	 job	 opportunity	 for	 educated	 citizens	 and	 promoting	 complimentary	 and	
facility	businesses.	

o improve	the	quality	of	life	for	residents.	using	green	energy	and	recycling	contribute	to	a	
healthier	 lifestyle	and	cleaner	environment	while	decreasing	our	carbon	 footprint	and	
wasted materials.	

	
If	you	find	this		helpful,	I	will	be	glad	to	contribute	in	my	city	development	process	as	a	volunteer.	So	
please	feel	free	to	call	me	or	email	me		if	you	have	any	questions	or	need	for	further	details.	
Sincerely,	
	
Kiarash	Kalantar	
Ph.D,	Urban	Planning		
Cellphone:	+1	(720)	999	2991			/			E-mail:	skiarashk@gmail.com	
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1

Dina El Chammas

To: John Morgan; JoAnn Hadfield
Subject: RE: city center

From: Peter Burdon [mailto:peter.e.burdon@gmail.com]  
Sent: Thursday, November 14, 2019 1:25 PM 
To: John Morgan 
Subject: city center 
 
john 
to put in writing as follow up to last nights meeting im opposed to the proposed design.  
 
very concerned on number of residential units impact on water, sewage, noise, traffic. 
 
but major concern is on parking garage sitting right outside my rear patio. six hundred cars and 3-4 stories high, 
who would ever want that? 
also center and roof top air conditioners creating all day long noise. 
 
this city center is not a good idea. 
 
ive enclosed photos from my bedroom balcony and from rear patio 
 
regards 
peter burdon 
30266 via reata  
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