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Comments and Responses on the Draft Initial
Study-Mitigated Negative Declaration
This section includes comments received during public circulation of the Draft Initial StudyMitigated Negative Declaration (Draft IS-MND) prepared for the City of Laguna Beach Civic Site. The
California Environmental Quality Act (CEQA) Guidelines Section 15074(b) states that prior to
approving a project, the lead agency must consider the proposed IS-MND together with any
comments received during the public review process.
The Draft IS-MND was circulated for a 30-day public review period that began on July 16, 2021 and
ended on August 16, 2021. The City received thirteen comment letters on the Draft IS-MND and one
verbal comment from the California Department of Fish and Wildlife. Responses to all comments
have been included in this section. The commenters and the page number on which each
commenter’s letter appear are listed below.
Comment No. and Commenter

Date Received

Page No.

Letter Comments
1

David Cox

July 26, 2021

3

2

David Cox

August 13, 2021

20

3

Catherine Jurca

August 3, 2021

24

4

Dean Daniel

August 12, 2021

28

5

Jim Danziger

August 13, 2021

30

6

Dan Phu, Orange County Transportation Authority

August 12, 2021

36

7

Pamela Broadman

August 13, 2021

38

8

Patricia Martz, California Cultural Resource Preservation Alliance, Inc.

August 11, 2021

40

9

Scott Shelley, California Department of Transportation

August 16, 2021

42

10

Cynthia Love

August 16, 2021

46

11

South Laguna Civic Association

August 16, 2021

54

12

Andrew and Suzanne Hammel

August 16, 2021

70

13

Charles Krolikowski, Newmeyer Dillion

August 16, 2021

72

August 6, 2021

86

Verbal Comments
1

California Department of Fish and Wildlife

The comment letters and responses follow. The comment letters have been numbered sequentially
and each separate issue raised by the commenter, if more than one, has been assigned a number.
The responses to each comment identify first the number of the comment letter, and then the
number assigned to each issue (Response 1-1, for example, indicates that the response is for the
first issue raised in comment Letter, Individual 1).
Where a comment resulted in a change to the Draft IS-MND text, a notation is made in the response
indicating that the text is revised. Changes in text are signified by strikeout font (strikeout font) where
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text was removed and by underlined font (underlined font) where text was added. These changes in
text are noted in the Final IS-MND. The comment letters and responses follow.
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or 1
open attachments unless
[NOTICE: This message originated outside of City of Laguna Beach -- DO NOT CLICK on links
Letter
you are sure the content is safe.]

Good afternoon,
I would like to introduce myself. My name is David Cox. I am the owner of the properties located directly
across Coast Highway from this proposed 27 foot Fire Station. My property addresses are 31732 Coast
Highway(Currently occupied by AHBA restaurant) and the residential duplex behind the restaurant located at
31731 Virginia Way. I was just made aware of this potential development yesterday when I received " the
Notice of Intent to Adopt a Mitigated Negative Declaration" in the mail at my Costa Mesa Home. I was very
surprised that I was not notified earlier about the potential project as I would have voiced my concerns earlier
in this matter. I have some major concerns/objections about this potential project.

1.1

1. a 27-foot Fire Station structure built on the 31727 property will have a substantial impact on the
ocean view to the west from both levels of the property located at 31731 Virginia Way. Blocking this
view of the Pacific Ocean will cause a substantial reduction in the properties value and the relaxing
view of the Pacific Ocean. The main reason we purchased this property was the view of the ocean
from both balconies of the residence.

1.2

2. Building a two-story 27 foot Fire House on this site will take away from the aesthetics of the South
Laguna Village neighborhood and removing a commercial business will harm the sense of community
in the South Laguna Village.

1.3

3. There will be a substantially detrimental effect on the small neighborhood restaurant AHBA, located at
31732 Coast Highway. The noise and emissions from the emergency vehicles pulling in and out on
Coast Highway directly across the street of the restaurant will be a nuisance to the customers while
they are dining, not to mention the safety concerns of pulling out directly on Coast Highway
4.
5. Also noted by the Laguna Beach Fire Chief, Mike Garcia “I would rather have our apparatus
depart off of a side street and not onto the main highway,” “The main highway is
problematic. It will need preemptive lights to stop traffic.” This could create a safety
hazard on the already heavily traveled South Coast Highway.
6. This quote is from page 15 of the Notice of Intent to Adopt a Mitigated Negative
Declaration" "development of the project could partially obstruct views of the San Joaquin Hills and the Pacific

Ocean from properties in the vicinity, views of these scenic vistas would not be significantly impacted. Impacts
would be less than significant." I disagree with this assessment. The current structure is 14 feet high, if there
were a 27-foot structure built at this location, it would block the view of the pacific ocean from the residential
property located at 31731 Virginia Way. I have attached pictures of the view from the existing residential
home on 31731 Virginia Way. You can clearly see that adding 13 feet of additional height to the existing
building will block all of the views of the Ocean directly above the current building and parking lot to the left.

1.4

1.5

1.6

7.
6.

I understand the city is looking for an alternative location for the existing fire station and there will
be issues from neighbors at all proposed sites. I just want to be on record showing the city that
there will be a substantial negative impact with ocean views and property value on the
commercial/residential located at 31732 Coast Highway & 31731 Virginia Way.

7.
8. Please keep me informed on the decision on this site. I have been told there is a much more
appropriate site on 5th avenue that would allow the emergency vehicles to pull out on a side street
2

3

1.7

1.8

instead of directly onto Coast Highway which is preferred by the Fire Chief and is much less of a
safety concern.
I tried to scale these pictures to the best of my computer ability. There are other neighbors also affected
on the land side of Coast Highway across from this planned fire station. We are meeting to discuss the
negative impact this will have on property values, ocean views, aesthetics, and the overall community of
the South Laguna Village.

3
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1.8
cont.
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Letter 1
COMMENTER:

David Cox

DATE:

July 26, 2021

Comment 1.1
The commenter states that he owns the properties across South Coast Highway from the project
site and expresses objection to the proposed project.

Response 1.1
This is a summary level comment and responses to the commenter’s individual concerns are
provided in Responses 1.2 through 1.9.

Comment 1.2
The commenter states that construction of a fire station at the project site would impact ocean
views from both levels of his property at 31731 Virginia Way and that this would affect property
values.

Response 1.2
The Draft IS-MND was prepared for real property acquisition and the City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process.
As part of the entitlement process, an updated environmental determination would be prepared
that further evaluates any additional or more severe environmental impacts based on the defined
project plans.
While construction of a civic use on the project site has the potential to alter the views from the
commenter’s property, impacts to private views and property values are not considered CEQA
issues pursuant to Appendix G of the CEQA Guidelines. CEQA requires an assessment of project
impacts to public views, such as those available from the public right-of-way and public parks and
trails. Public views of the ocean in the project area are primarily available from roadways such as
Coast Highway. As described in Section 1, Aesthetics, of the Draft IS-MND, the project site is
previously developed and is surrounded by existing development, including multi-story structures,
on all sides. Views of the ocean from Coast Highway are not available at the project site frontage or
immediate vicinity, as illustrated in the below site photos collected on August 4, 2021, from the
sidewalks in the project site vicinity.
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Above: View from the east side of Coast Highway looking towards the project site to the northwest.

Above: View from the east side of Coast Highway directly across from the project site looking
towards the project site to the west.
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Above: View from the southeast corner of Coast Highway and Third Avenue looking southwest
towards the project site.

Above: View from the northeast corner of Coast Highway and Third Avenue looking southwest
towards the project site.
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Above: View from the western side of Coast Highway looking north towards the project site.

Above: View from the southwestern corner of the Coast Highway and Third Avenue intersection
looking south towards the project site.
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These photos have been added to Section 1, Aesthetics, of the Final IS-MND to further illustrate the
public views of the ocean would not be significantly affected by the proposed project.

Comment 1.3
The commenter expresses an opinion that construction of a fire station on the project site would
take away from the aesthetics of the neighborhood and that removing a commercial business would
harm the sense of community.

Response 1.3
The commenter does not provide specific details about how the proposed project would harm the
aesthetics of the community, and the removal of commercial businesses is not considered an issue
pursuant to CEQA Guidelines Appendix G. In addition, the Draft IS-MND was prepared for real
property acquisition and the City Council is not being asked to make a decision about the ultimate
development of the property at this time. The document evaluates a full array of conceptual public
uses as a preliminary disclosure for a future public project. After property acquisition, project plans
for future use of the site would be determined and would be designed to meet the requirements of
the SLV zone and incorporate recommendations of the Laguna Beach Landscape and Scenic
Highways Resources Document (LSHRD). Once a project is identified for the site, it would undergo
an entitlement and design review process. As part of the entitlement process, an updated
environmental determination would be prepared that further evaluates any additional or more
severe environmental impacts based on the defined project plans.

Comment 1.4
The commenter states that noise and emissions from emergency vehicles would create a nuisance
to the business located across Coast Highway from the project site and that emergency vehicles
pulling out directly on Coast Highway would create safety concerns.

Response 1.4
As discussed in Section 3, Air Quality, and Section 13, Noise, of the Draft IS-MND, assuming that the
site is used as a replacement fire station (the most intensive potential site use), air pollutant
modeling and noise modeling for project operational activities found that the proposed project
would not result in significant noise or air quality impacts to nearby sensitive receptors, such as the
residences located immediately adjacent to the project site. In addition, Laguna Beach Municipal
Code (LBMC) Section 7.25.050 exempts the use of fire truck sirens from the noise standards
provided the sounding of any bell or alarm on any building or motor vehicle shall terminate its
operation within fifteen minutes in any hour of its being activated. As stated on page 99 of the Draft
IS-MND, “because emergency vehicle response is by nature rapid, the duration of exposure to these
peak noise levels is estimated to last for a maximum of ten seconds as emergency vehicles pause at
the driveway exit, engage the siren and turn onto the roadway and accelerate rapidly away from the
fire station.” The short-term and intermittent use of emergency alarms would therefore not conflict
with the provisions of the City’s Noise Ordinance.
To further address the commenter’s concerns about traffic conditions created by the potential use
of the site as a replacement for Fire Station No. 4, additional information regarding the response
rates at Fire Station No. 4 were gathered from the Laguna Beach Fire Department and the following
information was added to Section 17, Transportation, of the Final IS-MND. In 2019, Fire Station
No. 4 responded to a total of 507 calls, or 1.39 per day on average. This data indicates that, should
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the project site be used for a replacement structure for Fire Station No. 4, the station equipment
would be anticipated to exit and enter the project site approximately two to three times per day.
The use of the direct site access from Coast Highway two to three times per day by fire station
equipment would not be anticipated to create significant vehicle congestion or unsafe conditions.
In addition, as discussed on page 110 of the Draft IS-MND, if a fire station is selected as the ultimate
use of the project site, fire station priority signal lighting would be added on Coast Highway at the
intersection of Third Avenue to ensure that vehicles traveling on Coast Highway stop well before the
site access driveway and that the safe ingress and egress of station vehicles is achieved. Final design
of project driveways would be determined in consultation with the Fire Department, Orange County
Transportation Authority (OCTA), and California Department of Transportation (Caltrans) to ensure
that all applicable regulations related to fire station design, including site access and vehicle safety,
are implemented and final project design would be disclosed and assessed in a subsequent
environmental analysis.

Comment 1.5
The commenter provides a quote from Laguna Beach Fire Chief Mark Garcia stating that he would
prefer fire station apparatuses to depart off a side street rather than Coast Highway because
preemptive lights would be required.

Response 1.5
If the fire station use is selected, project design would be completed in close coordination with the
Fire Department, OCTA, and Caltrans to ensure that all applicable regulations related to fire station
design, including site access and vehicle safety, are implemented to ensure the safe ingress and
egress of fire and paramedic trucks on Coast Highway. In addition, as part of the entitlement
process, an updated environmental determination would be prepared that further evaluates any
additional or more severe environmental impacts based on the defined project plans.

Comment 1.6
The commenter states that construction of a fire station on the project site would impact views of
the ocean from their property at 31731 Virginia Way and provides photos (shown below
Comment 1.9) to illustrate the claim.

Response 1.6
As discussed in Response 1.2, above, impacts to views from private properties are not considered a
CEQA issue pursuant to CEQA Guidelines Appendix G and no changes to the IS-MND are required in
response to this comment. Nonetheless, this comment will be shared with City decisionmakers for
their consideration.

Comment 1.7
The commenter states that the proposed project would negatively impact ocean views from their
property and the property value.

Response 1.7
The commenter is referred to Responses 1.2 and 1.6, above.
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Comment 1.8
The commenter requests to be kept informed of decisions regarding the project site and suggests
that a more appropriate site exists on Fifth Avenue.

Response 1.8
The commenter will be notified of any future decisions regarding the project site. The comment
regarding a more appropriate site at Fifth Avenue is noted and will be shared with City
decisionmakers for their consideration.

Comment 1.9
The commenter provides photos and marked up photos of views from their property to illustrate
potential impacts on ocean views. The commenter also states that the community is meeting to
discuss the project and its potential impacts to property values, ocean views, aesthetics, and the
overall community.

Response 1.9
The commenter is referred to Responses 1.2 and 1.6, above, regarding private views and property
values. The City welcomes all comments from the concerned community members and will share
any comments received with City decisionmakers for their consideration.
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Letter 2

David Cox
949-331-6663
David.Cox@purplepossum.com
August 13, 2021

To: Laguna Beach City Counsel
Re: Proposed Fire Station/Mitigated Negative Declaration

Dear City Counsel,
I am writing in response to Mitigated Negative Declaration(MND) dated July 2021.
This study is in respect to 31727 Coast Highway Civic Site Project. I feel this study did

2.1

not adequately take into account the significant negative impacts to the neighbors and
businesses across the street from this proposed Fire Station.
As stated in page 15 of the MND. “While development of the project could partially
obstruct views of the San Joaquin Hills and the Pacific Ocean from properties in the vicinity,
views of these scenic vistas would not be significantly impacted. Impacts would be less than
significant. This statement is clearly incorrect. As the property owner directly across

2.2

the street located at (31731 Virginia Way) this 27 foot 3 story structure will block the
entire Pacific Ocean view from both balconies of the residence. It will also block ocean
views from the neighboring properties located on Virginia Way.
Another area where I find the MND is deficient is the affect this will have on the local
restaurant AHBA. Not only will the proposed fire station be removing a restaurant (Ti
Amo) from the South Laguna Village, AHBA is directly across from the proposed

2.3

ingress/ egress of the emergency vehicles that will be coming and going all day and
night. The noise and emissions from these vehicles will deter clients from patronizing
this establishment.
Last, but not least is a substantial safety concern of emergency vehicles entering and
exiting directly on South Coast Highway. The city staff report sites essential

2.4

requirements for the site to include:

20

“Coast Highway frontage with side street access off of Coast Highway”. This site does not

2.4 cont.

have side street access which is stated to be essential to the fire department.
I have submitted to the city counsel a letter and pictures of the significant negative

2.5

impact that the proposed fire station will have on property values and ocean views on
July 27, 2021.
I request the city due a more through study of the significant impacts to the
neighboring homes, businesses and safety of the South Laguna Village before

2.6

proceeding with the purchase of the Ti Amo property.

Sincerely,
David Cox
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Letter 2
COMMENTER:

David Cox

DATE:

August 13, 2021

Comment 2.1
The commenter states that the Draft IS-MND did not adequately account for negative impacts to
the businesses and residences across Coast Highway from the site.

Response 2.1
This is a summary level comment and responses to the commenter’s individual concerns are
provided in Responses 2.2 through 2.6.

Comment 2.2
The commenter states that construction of a fire station on the project site would impact views of
the ocean from the balconies on their property at 31731 Virginia Way and neighboring properties.

Response 2.2
As discussed in Response 1.2, above, impacts to views from private properties are not considered a
CEQA issue pursuant to CEQA Guidelines Appendix G and no changes to the IS-MND are required in
response to this comment. Nonetheless, this comment will be shared with City decisionmakers for
their consideration.

Comment 2.3
The commenter states that noise and emissions from emergency vehicles would create a nuisance
to the business located across Coast Highway from the project site and deter clients.

Response 2.3
As discussed in Section 3, Air Quality, and Section 13, Noise, of the Draft IS-MND, air pollutant
modeling and noise modeling for project operational activities assuming the site is used for a
replacement fire station found that the proposed project would not result in significant noise or air
quality impacts to nearby sensitive receptors, such as the residences located immediately adjacent
to the project site. Businesses are not considered sensitive receptors and are subject to less
restrictive noise and air quality standards than residential land uses. Accordingly, the project would
not result in a significant noise or air quality impact to the restaurant across the street from the
project site pursuant to the significance criteria established by the South Coast Air Quality
Management District and City Noise Ordinance. The Draft IS-MND adequately characterizes
potential noise and air pollutant impacts related to operation of a fire station on the project site,
and no changes to the IS-MND are required in response to this comment.

Comment 2.4
The commenter states that ingress and egress of emergency vehicles directly from Coast Highway
could result in safety concerns. The commenter also notes that a City staff report indicated that the
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requirements for a new fire station site include side street access from Coast Highway and that the
project site does not meet this criterion.

Response 2.4
After property acquisition, project plans for future use of the site would be determined. Once a
project is identified for the site, it would undergo an entitlement and design review process. If the
fire station use is selected, project design would be completed in close coordination with the Fire
Department, OCTA, and Caltrans to ensure that all applicable regulations related to fire station
design, including site access and vehicle safety, are implemented to ensure the safe ingress and
egress of fire and paramedic trucks on Coast Highway. In addition, as part of the entitlement
process, an updated environmental determination would be prepared that further evaluates any
additional or more severe environmental impacts based on the defined project plans.

Comment 2.5
The commenter states that he has submitted a letter and photos asserting the proposed project
would negatively impact property values and ocean views.

Response 2.5
The letter and photos are included as Comment Letter 1 in this document. The comments provided
in Letter 1 are responded to in Responses 1.1 through 1.9, above.

Comment 2.6
The commenter requests that additional study be completed regarding the potential impacts of the
proposed project.

Response 2.6
As described in the Project Description of the Draft IS-MND, the City of Laguna Beach’s
Administrative Policy Manual, Chapter Five, General Policy 5-17, provides procedures for the City to
follow in the acquisition of real property for City use/ownership, etc. In part, Section 5,
Environmental Review, notes that acquisition of real property by a public agency is a “project”
within the meaning of the CEQA. Therefore, the Draft IS-MND was prepared for real property
acquisition only and the City Council is not being asked to make a decision about the ultimate
development of the property at this time. The document evaluates a full array of conceptual public
uses as a preliminary disclosure for a future public project. After property acquisition, project plans
for future use of the site would be determined. Once a project is identified for the site, it would
undergo an entitlement and design review process. As part of the entitlement process, an updated
environmental determination would be prepared that further evaluates any additional or more
severe environmental impacts based on the defined project plans.
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Catherine Jurca
31423 Coast Highway #28
Laguna Beach, CA 92651

Letter 3

Jeremy Frimond
Senior Project Analyst
City of Laguna Beach
via email: jfrimond@lagunabeachcity.net
August 3, 2021
Dear Mr. Frimond:
Thank you for the opportunity to comment on the draft Mitigated Negative Declaration
for the 31727 Coast Highway Civic Site Project.
I am grateful that the City has begun its environmental review process early. Under
CEQA, “EIRs and negative declarations should be prepared as early as feasible in the
planning process to enable environmental considerations to influence project program
and design and yet late enough to provide meaningful information for environmental
assessment” (CEQA Guidelines [14 Cal. Code Regs.] § 15004(b)).
I am concerned about the second part of the guidelines quoted here—the “late enough.”
It is important that Council not purchase the property mistakenly believing that the
work of reviewing potential environmental impacts has been fully addressed through
adoption of an MND before concrete plans for a fire station can be evaluated. That is,
based on what appear to be largely conceptual plans for the fire station at this point,
with few details available about visual and aesthetic impacts along Coast Highway, the
draft MND is not “late enough” to provide all the “meaningful information” needed
before a fire station could be built at the site.

3.1

The MND appropriately identifies a fire station as the most intensive (or in CEQAspeak, impactful) use for the site, among the other (implausible) uses for a city-owned
property that would cost 2.7 million, and tens if not hundreds of thousands more on
demolition of the existing building before a dime is spent on new construction.
However, there is insufficient detail about the proposed fire station to ensure that all
potential project impacts are disclosed and that the proposed mitigation would be
adequate to address them. The MND should specifically refer to the likely, perhaps
virtually certain, necessity for further environmental review.
One basis for my concern is the use of the words “to the extent feasible” and “to the
extent practicable” to avoid prescribing mitigation in the Aesthetics and Land Use and
Planning Sections (see pp. 15, 16, 81, Goal 3). For example, when the MND states that
the aesthetic impacts would be less than significant because the project “would
incorporate the design and landscaping recommendations of the LSHRD [Laguna Beach
Landscape and Scenic Highways Resources document] for the South Laguna Village
neighborhood and Zone K of the Coast Highway to the extent feasible” (p. 16, p. 81,
emphasis added), neither the public nor the Council know whether it will be feasible or
not to incorporate these recommendations. If it is not feasible, a substantial impact on
24

3.2

the environment may result. It is entirely possible that a new fire station would not be
consistent with Goal 3 (“Preserve, enhance, and respect the unique, small-scale village
character and individual identity of Laguna Beach’s commercial areas”) as well as
Policy 3.4 (“Ensure that development standards and design review guidelines result in
commercial development that is compatible in scale and design with the surrounding
and immediate area…”) and Policy 3.9 “Maintain the landscape guidelines set forth in
the City’s Landscape and Scenic Highways Resource Document,”) of the Land Use
Element (p. 81). In finding the project consistent with this goal and these policies, the
MND qualifies the finding with those words “to the extent feasible” and “practicable.”
In other words, there is insufficient detail at this point. The only clear, specific
mitigation measure to address issues of aesthetic and visual impacts is the trivial and
unsatisfying MM AES-1 regarding construction staging areas.
The risk of aesthetic impacts is very real given the visual, aesthetic and historical
significance of Coast Highway in Laguna Beach, which is an eligible State scenic
highway (p. 14). Coast Highway is one of the most storied routes in California and,
designated or not, is itself a “scenic resource” in Laguna and is recognized as such in its
planning documents, which as the consultant notes include a plan to “eventually
implement a Corridor Protection Plan for Coast Highway” (p. 14). Especially in the
absence of a protection plan, the consultant cannot say at this time that the aesthetic and
visual impacts of the proposed project would be “less than significant.” The language of
the Environmental Checklist 1b is written so that it is not limited to designated state
scenic highways, and it is worth remembering that Laguna’s section of Coast Highway
is not designated because the City has not sought designation for it. This state of affairs
does not make Coast Highway less significant and less requiring of protection against
aesthetic and visual impacts. Indeed, one very welcome added mitigation measure for
the project would be that Laguna Beach apply for designation of Coast Highway as a
state scenic highway.
Thank you for your consideration.
Best wishes,

Catherine Jurca
Laguna Beach
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Letter 3
COMMENTER:

Catherine Jurca

DATE:

August 3, 2021

Comment 3.1
The commenter provides a quote from CEQA Guidelines Section 15004(b) explaining that
environmental review should be prepared as early as feasible, but late enough to provide
meaningful information for the assessment. The commenter agrees with the assertion that a fire
station would be the most intensive use of the project site, but states that there is not sufficient
detail available to ensure that all potential impacts are disclosed and properly mitigated. The
commenter suggests that the IS-MND should state that further environmental review would likely
be required.

Response 3.1
As described in the Project Description of the Draft IS-MND, the City of Laguna Beach’s
Administrative Policy Manual, Chapter Five, General Policy 5-17, provides procedures for the City to
follow in the acquisition of real property for City use/ownership, etc. In part, Section 5,
Environmental Review, notes that acquisition of real property by a public agency is a “project”
within the meaning of CEQA. Therefore, the Draft IS-MND was prepared for real property
acquisition only and the City Council is not being asked to make a decision about the ultimate
development of the property at this time. The document evaluates a full array of conceptual public
uses as a preliminary disclosure for a future public project. After property acquisition, project plans
for future use of the site would be determined. Once a project is identified for the site, it would
undergo an entitlement and design review process. As part of the entitlement process, an updated
environmental determination would be prepared that further evaluates any additional or more
severe environmental impacts based on the defined project plans.
Page 4 of the Final IS-MND has been revised as follows to include this information: This Initial Study
is for real property acquisition only and the City Council is not being asked to make a decision about
the ultimate development of the property at this time. The document evaluates a full array of
conceptual public uses as a preliminary disclosure for a future public project. After property
acquisition, project plans for future use of the site would be determined. Once a project is identified
for the site, it would undergo an entitlement and design review process. As part of the entitlement
process, an updated environmental determination would be prepared that further evaluates any
additional or more severe environmental impacts based on the defined project plans.

Comment 3.2
The commenter expresses concerns that the project could conflict with the recommendations
contained in the LSHRD and Goal 3, Policy 3.4, and Policy 3.9 of General Plan Land Use Element and
thereby result in significant aesthetic impacts due to insufficient information provided about the
design of the project and a lack of strong mitigation measures requiring implementation of the
design guidelines specified in the LSHRD.
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Comment 3.2
The Draft IS-MND was prepared for real property acquisition only and the City Council is not being
asked to make a decision about the ultimate development of the property at this time. The
document evaluates a full array of conceptual public uses as a preliminary disclosure for a future
public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. As part of the entitlement process, an updated environmental determination would
be prepared that further evaluates any additional or more severe environmental impacts, including
impacts related to aesthetics, based on the defined project plans.

Comment 3.3
The commenter discusses their concerns that the project could have significant visual impacts to
Coast Highway and suggests that one potential mitigation measure would be for the City to apply
for designation of Coast Highway as a state scenic highway.

Response 3.3
The commenter is referred to Response 3.2, above. The commenter’s suggestion that the City apply
for designation of Coast Highway as a state scenic highway is noted and will be shared with City
decisionmakers for their consideration.
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CLICK 4
on links or open attachments unless
[NOTICE: This message originated outside of City of Laguna Beach -- DO NOTLetter
you are sure the content is safe.]
To all City Council Members,

My wife and I currently reside at 31717 Seacliff Drive, Laguna Beach. The property that the city is proposing to
purchase at 31727 Coast Highway sits directly adjacent to the 31717 Seacliff Drive residence.
Operationally the 31727 and 31737 properties are unsuited for a Fire House or other “Public Use”. The
property is surrounded by residential and commercial properties, and any operation of a Fire House or other
“Public Use” will create noise and accessibility issues. An additional concern is if the property is used for a Fire
House the current configuration of the Traffic Signals at Seacliff and 3rd street would be negatively impacted.
There are multiple driveways that feed into this intersection which already creates a hazardous situation for
vehicles and pedestrians. The potential use as a Fire House would create another Traffic Hazard because a
Fire Signals on Coast Highway would be required to allow for entry and exit of the emergency vehicles.

4.1

In addition, the alley which is immediately behind the 31727 property is used for Ingress and Egress for the
surrounding residences and the local business Laguna Thai By the Sea Restaurant. If the accessibility of the
alley through the 31727 and 31735 is restricted or cut off it will have a severe negative impact. The alley is
needed for commerce activities which include deliveries and trash collection for the Laguna Thai By the Sea
restaurant and adjacent residences.
We are strongly against the City of Laguna Beach purchasing the 31727 Coast Highway property for the intent
of building and operating public-serving amenities.
Sincerely,
Dean Daniel
A signed copy of this letter is attached for submittal into the upcoming City Council meeting.

2
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4.2

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Letter 4
COMMENTER:

Dean Daniel

DATE:

August 12, 2021

Comment 4.1
The commenter states that he lives at 31717 Seacliff Drive, adjacent to the project site and that
construction of a fire station on the project site would create noise and accessibility issues for the
surrounding residential and commercial properties. The commenter elaborates that the proposed
project could cause traffic hazards on Seacliff Drive and Coast Highway and that the existing alley
behind the project site is used for ingress and egress, deliveries, and trash collection by the
surrounding land uses and the proposed project could cause accessibility issues if it restricts use of
the alley.

Response 4.1
The Draft IS-MND was prepared for real property acquisition only and the City Council is not being
asked to make a decision about the ultimate development of the property at this time. The
document evaluates a full array of conceptual public uses as a preliminary disclosure for a future
public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. As part of the entitlement process, an updated environmental determination would
be prepared that further evaluates any additional or more severe environmental impacts based on
the defined project plans.
While the ultimate use of the project site is not under consideration by City Council at this time, the
commenter is referred to Response 1.4 regarding the potential noise and traffic hazard impacts of a
fire station. Regarding accessibility of the alleyway behind the project site, if a replacement
structure for Fire Station No. 4 is selected for the project site, the use of the alleyway behind the
project site would be limited to ingress and egress for fire station personnel, deliveries, and trash
collection, similar to the existing uses of the alleyway. Access to the alleyway for existing business
and residents would not be eliminated or reduced by the proposed project. Final design of project
driveways would be determined in consultation with the Fire Department, OCTA, and Caltrans to
ensure that all applicable regulations related to fire station design, including site access and vehicle
safety, are implemented. This information has also been added to Section 17, Transportation, of the
Final IS-MND.

Comment 4.2
The commenter expresses opposition to the project.

Response 4.2
This comment is noted and will be shared with City decisionmakers for their consideration.
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Letter 5

From: James Danziger
Sent: Friday, August 13, 2021 2:34 PM
To: Frimond, Jeremy CM <JFrimond@lagunabeachcity.net>
Subject: FW: Concerns with MND on Ti Amo site

[NOTICE: This message originated outside of City of Laguna Beach -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.]
Hello Jeremy,
John Thomas suggested that this letter should also be sent to you.
Have a terrific weekend. Jim Danziger

From: James Danziger [
Sent: Friday, August 13, 2021 12:53 PM
To: CityCouncil@lagunabeachcity.net
Cc:
Subject: Concerns with MND on Ti Amo site

]

August 13, 2021
To: Members of the City Council
Re: Mitigated Negative Declaration on Ti Amo site

1

30

As I have indicated in public testimony to you, I believe there are serious shortcomings with the Ti Amo site for
relocation of Fire Station #4. In the center of South Laguna, there are clearly superior sites on the market, and other
excellent sites that could be acquired through the appropriate and completely justifiable use of eminent domain.

5.1

As you assess the Mitigated Negative Declaration for the Ti Amo site, I ask you to be aware of the substantial flaws in the
MND, even as a preliminary document with a tentative design for the fire station. Among others:








The MND far underestimates the impacts of the frequent need to back up the equipment (two large trucks and
an ambulance) into the station directly from Coast Highway, which creates safety hazards and traffic congestion
that could be avoided with a site that has the City’s own key criterion of side street access, a major problem of
the Ti Amo site.
Problematic access issues for neighbors, given the configuration of the narrow alley and the station’s
underground parking, are ignored.
Destruction of the valued highway median seems likely but is not noted.
The substantial view impacts of those on the inland side of Coast Highway are not considered.
The inability to provide an adequate apron for washing/servicing the equipment is not noted, although a larger
apron at the existing Station 4 is listed as a shortcoming in the Needs Assessment.
The risks (e.g., seismic) and structural challenges of locating the heavy fire trucks on top of a basement are not
considered.

The fact that this MND was produced rapidly and with considerable boilerplate content from a previous MND on the
Catalina site with a very different design and also the facile mitigation notations are indicative of the inadequacies of
producing a serious MND for the Ti Amo siting of a fire station.
There is no urgency to rush to judgment on the selection of the Ti Amo site and there are far superior sites that would
better accommodate the Fire Department’s needs, public safety imperatives, and the preferences of those in South
Laguna.
Do not authorize this shortsighted MND. And do not proceed with the fire station project at Ti Amo.
Thank you for considering my concerns.
Jim Danziger, 31362 Monterey, Laguna Beach

2
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5.2

5.3
5.4
5.5
5.6
5.7

5.8

5.9

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Letter 5
COMMENTER:

Jim Danziger

DATE:

August 13, 2021

Comment 5.1
This commenter reiterates that in public testimony he expressed disapproval and continues to feel
strongly against the proposed project and suggests other potential sites for the project.

Response 5.1
The comment is acknowledged for the record and will be shared with the decision-making body for
their review and consideration.

Comment 5.2
This commenter states that the IS-MND underestimates the traffic impact of the proposed project.
The commenter argues that frequent use of fire trucks on Coast Highway creates safety hazards and
impedes traffic on Coast Highway as opposed to using side streets to divert the congestion from a
busy highway.

Response 5.2
The Draft IS-MND was prepared for real property acquisition only and the City Council is not being
asked to make a decision about the ultimate development of the property at this time. The
document evaluates a full array of conceptual public uses as a preliminary disclosure for a future
public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. As part of the entitlement process, an updated environmental determination would
be prepared that further evaluates any additional or more severe environmental impacts based on
the defined project plans.
Nevertheless, to further address the commenter’s concerns about traffic conditions created by the
potential use of the site as a replacement for Fire Station No. 4, additional information regarding the
response rates at Fire Station No. 4 were gathered from the Laguna Beach Fire Department and the
following information was added to Section 17, Transportation, of the Final IS-MND. In 2019, Fire
Station No. 4 responded to a total of 507 calls, or 1.39 per day on average. This data indicates that,
should the project site be used for a replacement structure for Fire Station No. 4, the station
equipment would be anticipated to exit and enter the project site approximately two to three times
per day. The use of the direct site access from Coast Highway two to three times per day by fire
station equipment would not be anticipated to create significant vehicle congestion or unsafe
conditions.

Comment 5.3
This commenter provides an opinion that the new fire station site will pose access issues for
neighbors.
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City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Response 5.3
The Draft IS-MND was prepared for real property acquisition only and the City Council is not being
asked to make a decision about the ultimate development of the property at this time. The
document evaluates a full array of conceptual public uses as a preliminary disclosure for a future
public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. As part of the entitlement process, an updated environmental determination would
be prepared that further evaluates any additional or more severe environmental impacts based on
the defined project plans.
Nonetheless, the commenter is referred to pages 109-111 of the Draft IS-MND which found that no
significant impacts to traffic would occur from project implementation with the most intense use.
Page 114 of the Final IS-MND has also been updated with the following information to address
concerns surrounding the alleyway behind the project site:
The project use of the alleyway behind the project site would be limited to ingress and egress
for fire station personnel, deliveries, and trash collection, similar to the existing uses of the
alleyway. Access to the alleyway for existing business and residents would not be eliminated or
reduced by the proposed project. Final design of project driveways would be determined in
consultation with the Fire Department, OCTA, and Caltrans to ensure that all applicable
regulations related to fire station design, including site access and vehicle safety, are
implemented.

Comment 5.4
This commenter expresses concern the proposed project may alter the highway median and it is not
stated in the IS-MND.

Response 5.4
The Draft IS-MND was prepared for real property acquisition only and the City Council is not being
asked to make a decision about the ultimate development of the property at this time. The
document evaluates a full array of conceptual public uses as a preliminary disclosure for a future
public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. As part of the entitlement process, an updated environmental determination would
be prepared that further evaluates any additional or more severe environmental impacts, including
impacts related to transportation and the highway median, based on the defined project plans.

Comment 5.5
This commenter raises concern of substantial view impacts on the inland side of Coast Highway.

Response 5.5
The commenter is referred to Response 1.2, above, which provides details regarding potential
impacts to ocean views. As discussed therein, the proposed project would not substantially impair
public views of the ocean due to the topography and existing levels of development on the site and
its vicinity.
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City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Comment 5.6
This commenter provides opinion on the alleged inadequacy of providing an apron for
washing/servicing the equipment and states that a larger apron at the existing Station No. 4 is listed
as a shortcoming in the Needs Assessment.

Response 5.6
This comment does not remark on the adequacy of the Draft IS-MND and no changes to the Draft
IS-MND are required in response. However, the comment will be forwarded to the decision-making
body for their review and consideration.

Comment 5.7
This commenter claims the seismic risks and structural challenges of locating heavy fire trucks on
top of a building basement are not considered.

Response 5.7
Currently, the proposed discretionary action the City Council is being asked to take is the site
acquisition. The City Council has not been asked to make a decision on the ultimate use of the
property at this time. The analysis considers a full range of potential development options for
disclosure, and future project plans, including any plans to build a replacement structure for Fire
Station No. 4, would be determined and further studied in an updated environmental determination
that evaluates any additional or more severe environmental impacts based on the defined project
plans.
Nevertheless, the commenter is referred to pages 47 and 48 of the Draft IS-MND for information
regarding seismic safety. As discussed therein, the existing Fire Station No. 4 has seismic integrity
issues, and the project site could potentially serve as an alternate location to construct a seismically
safe building and meet the fire safety needs of the South Laguna Village area. Any structures
constructed on the project site in the future would be required to demonstrate compliance with
State of California standards for building design through the California Building Standards Code
(California Code of Regulations, Title 24; CBC) which requires various measures of all construction in
California to account for hazards from seismic shaking, site-specific geotechnical conditions, and
project features. Compliance with the CBC would ensure that any future structures built on the site
are structurally sound and capable of withstanding site-specific geotechnical hazards including
groundshaking.

Comment 5.8
This commenter states that the Draft IS-MND is inadequate and completed hastily.

Response 5.8
This is a summary level comment and responses to the commenter’s specific claims regarding
inadequacies of the Draft IS-MND are provided in Responses 5.2 through 5.7. This comment is noted
and will be shared with the City decision-making body for their review and consideration.
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City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Comment 5.9
This commenter reiterates his objection to construction of a fire station on the project site and
claims there are superior alternatives available.

Response 5.9
The comment is noted and will be shared with the City decision-making body for their review and
consideration.
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Letter 6
August 12, 2021
Mr. Jeremy Frimond
City of Laguna Beach
505 Forest Avenue
Laguna Beach, CA 92651
Subject: 31727 Coast Highway Civic Site Project Initial Study/Mitigated
Negative Declaration (IS/MND)
Dear Mr. Frimond:
Thank you for providing the Orange County Transportation Authority (OCTA) with
the IS/MND for the 31727 Coast Highway Civic Site Project (Project). The
following comment is provided for your consideration.
•

Please note that Coast Highway is designated as a Primary (four-lane,
divided) Arterial per the Master Plan of Arterial Highways (MPAH). If the
Project intends to alter the configuration of Coast Highway, OCTA
encourages the City of Laguna Beach to coordinate with OCTA and
submit an amendment to the MPAH as appropriate.

Throughout the development of this project, we encourage communication with
OCTA on any matters discussed herein. If you have any questions or
comments, please contact me at (714) 560-5907 or at dphu@octa.net.
Sincerely,

Dan Phu
Manager, Environmental Programs
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6.1

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Letter 6
COMMENTER:

Dan Phu, Orange County Transportation Authority

DATE:

August 12, 2021

Comment 6.1
The commenter suggests that if the proposed project intends to alter the four-lane, divided
configuration of Coast Highway, OCTA encourages the City to coordinate with OCTA to submit an
amendment to the Master Plan of Arterial Highways (MPAH).

Response 6.1
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process.
As part of the entitlement process, an updated environmental determination would be prepared
that further evaluates any additional or more severe environmental impacts, including impacts
related to transportation, based on the defined project plans. The City shall include OCTA in
notification of any future plans for the project site and will coordinate with OCTA further once
project design has been determined.

Final Initial Study – Mitigated Negative Declaration

37

Letter 7

-----Original Message----From: Pamela Broadman
Sent: Friday, August 13, 2021 10:01 AM
To: City Council <CityCouncil@lagunabeachcity.net>
Subject: new fire station
[NOTICE: This message originated outside of City of Laguna Beach -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.]
I am a resident of South Laguna. I am very much against the building of a new fire station at the Ti Amo location. Many
reasons make this location unreasonable and hazardous…especially the traffic situation. Getting in and out of that space
is already ridiculously overcrowded. Please consider the location at 5th Avenue. That location is a good entrance in and
out of the street, not the Pacific Coast Highway. If needed, eminent domain may be necessary to obtain more land….this 7.1
should be no problem.
Please consider the 5th Avenue Fire Station as a realization, not the Ti Amount location.
Thank you,
Pamela Tarzian Broadman

1
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City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Letter 7
COMMENTER:

Pamela Broadman

DATE:

August 13, 2021

Comment 7.1
The commenter expresses opposition to the construction of a fire station at the project site due to
traffic concerns and states that an alternate location at Fifth Avenue is preferred and that eminent
domain may even be necessary to obtain other land.

Response 7.1
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process.
As part of the entitlement process, an updated environmental determination would be prepared
that further evaluates any additional or more severe environmental impacts, including impacts
related to transportation and safety, based on the defined project plans. In addition, the commenter
is referred to Responses 1.4, 1.5, 4.1, 5.2, and 5.3, which further address potential transportation
and safety impacts related to the potential future use of the site as a fire station.
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Letter 8

California Cultural Resource Preservation Alliance, Inc.
P.O. Box 54132
Irvine, CA 92619-4132

An alliance of American Indian and scientific communities working for
the preservation of archaeological sites and other cultural resources.

August 11, 2021
Jeremy Frimond
City of Laguna Beach
505 Forest Avenue
Laguna Beach, CA 92651
Re: Notice of Intent to Adopt a Mitigated Negative Declaration for the 31727 Coast Highway Civic Site
Project.
Dear Mr. Frimond:
Thank you for the notification regarding the above-mentioned project. As the Laguna Beach coast was
densely populated by the ancestors of the Juaneño/Acjachemen prior to European contact, the Mitigated
Declaration document is correct in stating that there is the potential for the presence of buried
archaeological resources. Therefore, we concur with Mitigation Measures CR-1, CR-2, and CR-3.
Sincerely,

Patricia Martz, Ph.D.
President
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8.1

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Letter 8
COMMENTER:

Patricia Martz, California Cultural Resource Preservation Alliance, Inc

DATE:

August 11, 2021

Comment 8.1
This commenter concurs with the conclusions of the Draft IS-MND that there is the potential for
undiscovered cultural resources to exist on the site and that Mitigation Measures CR-1, CR-2, and
CR-3 of the IS-MND would address potential impacts to buried cultural resources.

Response 8.1
The commenter’s consensus with the Draft IS-MND’s conclusions and mitigation measures related
to cultural resources is noted and this comment will be shared with the City decision-making body
for their review and consideration.
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STATE OF CALIFORNIA-------CALIFORNIA STATE TRANSPORTATION AGENCY

GAVIN NEWSOM., Governor

DEPARTMENT OF TRANSPORTATION
DISTRICT 12
1750 EAST FOURTH STREET, SUITE 100
SANTA ANA, CA 92705
PHONE (657) 328-6000
FAX (657) 328-6522
TTY 711
www.dot.ca.gov/caltrans-near-me/district12

Letter 9

Making Conservation
a California Way of Life.

August 16, 2021
Mr. Jeremy Frimond
Senior Management Analyst
City of Laguna Beach
505 Forest Avenue
Laguna Beach, CA 92651

File: IGR/CEQA
SCH#: 2021070316
12-ORA-2021-01727
SR 1, PM 5.711

Dear Mr. Frimond,
Thank you for including the California Department of Transportation (Caltrans) in the
review of the Mitigated Negative Declaration for the 31727 Coast Highway Civic Site
Project in the City of Laguna Beach. The mission of Caltrans is to provide a safe and
reliable transportation network that serves all people and respects the environment.
The analysis considers the acquisition of the project site and site preparation and
construction of a community-serving land use that could be a pocket park, public
restrooms, public surface parking lot, or a replacement fire station for Fire Station No. 4
Development of the site with a fire station. Regional access to the project area is
provided by State Route 1 (SR 1) and State Route 133 (SR 133). Caltrans is a responsible
agency for this project and upon review, we have the following comments:
Traffic Operations
1. Traffic Operations Southwest agrees that with all potential alternatives (pocket
park, public restroom, public surface parking lot or fire station #4 replacement)
at the project site, shall not generate a significant traffic impact on SR 1.
However, the city shall submit the proposed alternative chosen for further review
and comment during the encroachment permit application process. This should
include the driveway circulation, proposed signal, geometric modification, traffic
control, and other elements.

9.1

Transportation Planning
2. The project site is bounded by a restaurant, commercial businesses, multifamily
residences, and parking located within the Local Business Professional Zone (LBP)
General Plan land use designation in the City of Laguna Beach. The project may
increase traffic congestion and number of Single Occupancy Vehicle (SOV) trips.
As Caltrans seeks to promote safe, accessible multimodal transportation,
consider including a discussion on improving multimodal transportation (i.e.,
walking biking, and transit) options as part of the project development. Providing
“Provide a safe and reliable transportation network that serves all people and respects the environment”
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9.2

City of Laguna Beach
August 16, 2021
Page 2

improved multimodal connections to housing can encourage residents to utilize
alternative transportation options, thus improving public health, reducing
Greenhouse Gas (GHG) emissions, congestions, and Vehicle Miles Traveled
(VMT).

9.2
cont.

3. As one potential use of the site is the development of a neighborhood pocket
park that would serve the local residential neighborhood, please consider
including a discussion on general transportation safety improvements, especially
for vulnerable road users such as bicyclists and pedestrians.

9.3

4. Please coordinate with OCTA and ensure that construction will not interfere with
any transit services within the project area.

9.4

5. Caltrans supports the inclusion of bike parking for employees and visitors. Coastal
cities have seen an increase in electric bike usage. Consider designing bike
parking that accommodates electric bikes (both in size of electric bikes and in
charging capabilities).

9.5

Encroachment Permit
6. Any project work proposed in the vicinity of the State Right-of-Way (ROW) would
require an encroachment permit and all environmental concerns must be
adequately addressed. If the environmental documentation for the project does
not meet Caltrans’s requirements for work done within State ROW, additional
documentation would be required before approval of the encroachment
permit. Please coordinate with Caltrans to meet requirements for any work within
or near State ROW. For specific details for Encroachment Permits procedure,
please refer to the Caltrans’s Encroachment Permits Manual at:
http://www.dot.ca.gov/hq/traffops/developserv/permits/
Please continue to keep us informed of this project and any future developments that
could potentially impact State transportation facilities. If you have any questions or
need to contact us, please do not hesitate to contact Joseph Jamoralin at (657) 3286276 or Joseph.Jamoralin@dot.ca.gov

Sincerely,

SCOTT SHELLEY
Branch Chief, Regional-IGR-Transit Planning
District 12

“Provide a safe and reliable transportation network that serves all people and respects the environment”
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9.6

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Letter 9
COMMENTER:

Scott Shelley, California Department of Transportation

DATE:

August 16, 2021

Comment 9.1
The commenter acknowledges and concurs with the Draft IS-MND that with all potential civic uses
of the site, no significant traffic impacts to Coast Highway would occur. The commenter also
requests that the City submit the selected site design for further review and comment during the
encroachment permit application process.

Response 9.1
The commenter’s consensus with the findings of the Draft IS-MND that no significant traffic impacts
to Coast Highway would occur is noted. After property acquisition, project plans for future use of
the site would be determined. Once a project is identified for the site, it would undergo an
entitlement and design review process, which would include coordination with Caltrans regarding
any encroachments in the Coast Highway right-of-way.

Comment 9.2
The commenter states the proposed project may increase traffic congestion and the number of
Single Occupancy Vehicle trips and encourages a discussion on improving multimodal transportation
options such as walking, biking, and transit.

Response 9.2
As described in Section 17, Transportation, the civic uses contemplated for the project site,
including the most intensive potential use as a fire station, would not be anticipated to generate
additional vehicle trips on area roadways. Nevertheless, once project plans are identified for the
site, the provisioning of bicycle parking spaces would be included pursuant to the requirements of
LBMC Section 25.52.012 and pedestrian facilities would also be considered in the final design.

Comment 9.3
The commenter suggests that a discussion of general transportation safety improvements related to
the potential use of the site as public park be included.

Response 9.3
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process.
As part of the entitlement process, an updated environmental determination would be prepared
that further evaluates any additional or more severe environmental impacts, including impacts
related to pedestrian and bicycle safety, based on the defined project plans.

Final Initial Study – Mitigated Negative Declaration

44

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Comment 9.4
The commenter asks the project coordinators work with OCTA to ensure construction will not
interfere with transit services within the project area.

Response 9.4
As noted in Response 6.1, the City shall coordinate with OCTA upon determination of final project
plans to ensure the future use of the project site would not affect OCTA operations. In addition, as
discussed on pages 113 and 114 of the Final IS-MND, construction and operation of the project
would not directly impact or require closure of OCTA bus stops on Coast Highway in the vicinity of
the project site.

Comment 9.5
The commenter asks to consider bike parking that accommodates electric bikes both in size and
charging capabilities.

Response 9.5
Once final project plans are identified for the site, the provisioning of bicycle parking spaces would
be included pursuant to the requirements of LBMC Section 25.52.012.

Comment 9.6
The commenter asks that any project work proposed in the vicinity of the State right-of-way (ROW)
would require and encroachment permit and to coordinate with Caltrans to meet requirements for
any work within or near State ROW.

Response 9.6
Upon determination of final project plans, the City shall coordinate with Caltrans and would comply
with any encroachment permit requirements deemed necessary by Caltrans as a standard condition
of approval.

Final Initial Study – Mitigated Negative Declaration

45

Letter 10

From: CYNTHIA R LOVE <>
Sent: Monday, August 16, 2021 2:24 PM
To: Frimond, Jeremy CM <JFrimond@lagunabeachcity.net>
Cc: City Council <CityCouncil@lagunabeachcity.net>
Subject: Comments on 31727 Coast Hwy. MND
[NOTICE: This message originated outside of City of Laguna Beach -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.]
Re: Comments on 31727 Coast Hwy. Civic Site Project – Initial Study Mitigated Negative Declaration
August 16, 2021
Dear Jeremy,
Please accept the following into the record for the proposed public project site at the Ti Amo location in South Laguna.
The potential impact on possible archeological resources might not be negative, either in fact or by assumption of
mitigating measures.
Greater care should be incumbent on the City and the site assessed thoroughly before excavation and grading begin.
Some reasons are cited below.
Thank you for the opportunity to comment.
With appreciation,
Cynthia Love
31751 Scenic Dr.
Laguna Beach
949.280.2182
_____
Initial Study, item 11
1
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10.1

Document page 10: Have California Native American tribes traditionally and culturally affiliated with the Project Area
requested consultation pursuant to Public Resources Code (PRC) section 21080.3.1?
• Absence of response from cultural representatives: It should not be assumed there is no cultural affiliation when
Indigenous Peoples sites are nearby (Montage, West St.). See comments following.

10.2

_____
Section 5 - Cultural Resources
Document pages 37-41
and
Section 18 – Tribal Cultural Resources
Document pages 113-116
MND report indicates "Less than significant with mitigation incorporated"
Page 40: "the NAHC does not have any records of tribal cultural resources on the project site"; ".... no exposed soils are
present... "; "... there is the potential to encounter archaeological resources during project-related development and
ground-disturbing activities."

10.3

Mitigation Measure
CR-1 and CR-2 are "subsequent to the removal of the existing facilities and hardscaping" and "in the event that
archaeological resources are encountered during ground-disturbing activated, work in the immediate area shall halt, and
an archaeologist meeting the Secretary of Interior's Professional Qualifications Standards for archaeology (National Park
Service 1983) shall be contacted immediately to evaluate the find."
_____
• We can and should insist on greater attention and that more care be taken.
Aside from sewer and pipe connections, building work to date has likely been mostly upon the surface, maybe without
foundational footings. Or the foundation work might simply be some shallow holes.
With Indigenous sites nearby - see images below - and being that the site is near coves that likely yielded marine
food sources for Indigenous People, there COULD be cultural artifacts or more at this location and below the surface.

10.4

Once the site is approved for excavation, any discoveries would likely be "mitigated" through removal and relocation
which would be a "substantial adverse change" and the resource would be "materially impaired” forever.
Those outcomes should be anticipated in advance with exploratory excavations.
Contact with Indigenous representatives and with archeologists can and should be pursued more proactively and include
actual contact with representatives AND by doing archeological work.
Cultural objects and artifacts may be small and/or delicate and therefore easily overlooked during excavation and
grading.
Images below are from the WPA excavation site at nearby Treasure Island, presently Montage Laguna Beach, "Report
of the Goff's Island site excavation, May 1, 1939, January 22, 1940" under the direction of John Winterbourne and
2
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10.5

10.6

referenced subsequently, including: http://www.pcas.org/vol35n23/3523cameron.pdf
and http://www.pcas.org/documents/GoffsIslandAbraderweb.pdf
The presence of Indigenous inhabitants, tools and burial remains were described and documented in the report.

3
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10.6
cont.

10.6
cont.
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10.6
cont.
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Letter 10
COMMENTER:

Cynthia Love

DATE:

August 16, 2021

Comment 10.1
The commenter states that the proposed project could potentially impact archaeological resources
and that the site should be thoroughly assessed before excavation and grading begin.

Response 10.1
This is a summary level comment and responses to the commenter’s individual concerns are
provided in Responses 10.2 through 10.6.

Comment 10.2
The commenter states that it should not be assumed that there is no cultural affiliation with the site
even though no tribes responded to the Assembly Bill (AB) 52 consultation request.

Response 10.2
The City mailed letters to locally affiliated tribes in compliance with AB 52 on June 9, 2021. No
responses were received from the AB 52 contacts. Nonetheless, the Draft IS-MND notes that the
potential for tribal cultural resources exists on the site. As stated on page 114 of the Draft IS-MND,
“the project site is generally sensitive for archaeological resources that may later be identified as
tribal cultural resources.” No changes to the IS-MND are required in response to this comment.

Comment 10.3
The commenter summarized the conclusion of the Draft IS-MND that tribal cultural resources could
potentially be impacted by ground disturbing activities during construction. The commenter appears
to suggest that the only mitigation measures applied to mitigate these potential impacts are CR-1
and CR-2.

Response 10.3
The Draft IS-MND includes Mitigation Measures CR-1, CR-2, TCR-1, and TCR-2 during ground
disturbing construction activities. These measures are reproduced below:
CR-1 Archaeological Monitoring
Subsequent to the removal of the existing facilities and hardscaping, a qualified archaeologist shall
monitor initial ground disturbance activities. If, during initial ground disturbance, the qualified
archaeologist determines that the construction activities have little or no potential to impact
cultural resources (e.g., excavations are within previously disturbed, non-native soils, or within soil
formation not expected to yield cultural resources deposits), the qualified archaeologist may
recommend that monitoring be reduced or eliminated.
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CR-2 Unanticipated Discovery of Archaeological Resources
In the event that archaeological resources are encountered during ground-disturbing activities, work
in the immediate area shall halt, and an archaeologist meeting the Secretary of Interior’s
Professional Qualifications Standards for archaeology (National Park Service 1983) shall be
contacted immediately to evaluate the find. Evaluation of significance for the find may include the
determination of whether or not the find qualifies as an archaeological site. If necessary, the
evaluation may require preparation of a treatment plan and archaeological testing for California
Register of Historical Resources or National Register of Historic Places eligibility. If the discovery
proves to be significant and cannot be avoided by the project, additional work, such as data
recovery excavation, may be warranted to mitigate any significant impacts to archaeological
resources. Mitigation of significant impacts to the find may include a damage assessment of the
find, archival research, and/or data recovery to remove any identified archaeological deposits, as
determined by the qualified archaeologist. After effects to the find have been appropriately
mitigated, work in the area may resume.
TCR-1 Retain a Native American Monitor
The lead agency shall retain and compensate for the services of a Tribal monitor/consultant who has
ancestral ties to the region. The monitor/consultant will only be present on-site during the
construction phases that involve ground disturbing activities. Ground disturbing activities include,
but are not limited to, pavement removal, pot-holing or auguring, grubbing, tree removals, boring,
grading, excavation, drilling, and trenching, within the project area. The Tribal Monitor/consultant
will complete daily monitoring logs that will provide descriptions of the day’s activities, including
construction activities, locations, soil, and any cultural materials identified. The on-site monitoring
shall end when the project site grading and excavation activities are completed, or when the Tribal
Representatives and monitor/consultant have indicated that the site has a low potential for
impacting tribal cultural resources.
TCR-2 Unanticipated Discovery of Tribal Cultural Resources
Upon discovery of any tribal cultural resources, construction activities in the immediate vicinity of
the find will cease until the find can be assessed. Tribal cultural resources unearthed by project
construction activities shall be evaluated by the qualified archaeologist and tribal
monitor/consultant. If the resources are Native American in origin, the consulting tribes shall
coordinate with the landowner regarding treatment and curation of these resources. Typically, the
Tribe will request preservation in place or recovery for educational purposes. Work may continue on
other parts of the project while evaluation and, if necessary, additional protective mitigation takes
place (CEQA Guidelines Section15064.5 [f]). If a resource is determined by the qualified
archaeologist to constitute a “historical resource” or “unique archaeological resource”, time
allotment and funding sufficient to allow for implementation of avoidance measures, or appropriate
mitigation, must be available. The treatment plan established for the resources shall be in
accordance with CEQA Guidelines Section 15064.5(f) for historical resources.
Pursuant to Public Resources Code Sections 21083.2(b), preservation in place (i.e., avoidance) is the
preferred manner of treatment. If preservation in place is not feasible, treatment may include
implementation of archaeological data recovery excavations to remove the resource along with
subsequent laboratory processing and analysis. All tribal cultural resources shall be returned to the
Tribe.
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The project would provide for construction monitoring by both a qualified archaeologist and a
native American tribal representative. In addition, the mitigation measures provide for the proper
handling of any cultural resources unearthed during project construction. These are widely
accepted, industry standard mitigation measures for the protection of previously undiscovered
cultural resources and would reduce potential construction impacts to a less than significant level.
Therefore, no changes to the IS-MND are required in response to this comment.

Comment 10.4
The commenter states that development on the project site has had limited disturbance to site soils
and that the project site has the potential to have buried cultural artifacts. The commenter states
that discoveries would likely be removed and relocated, which would have substantial impacts.

Response 10.4
As discussed in Response 10.2, the Draft IS-MND clearly states that there is the potential for
previously undiscovered cultural resources to exist on the site. As described in Mitigation Measures
CR-2 and TCR-2, the treatment of resources would be reviewed on a case-by-case basis by the
qualified archaeologist and tribal monitor in consultation with the City. Treatment strategies may
include preservation in place or archaeological testing to mitigate potential impacts to less than
significant levels. Therefore, the commenter’s assertion that discoveries would be mitigated through
removal and relocation inaccurately characterizes the mitigation measures proposed by the project,
and no changes to the IS-MND are required in response to this comment.

Comment 10.5
The commenter states that contact with tribal representatives and archaeologists should be
pursued proactively. The commenter also states that cultural resources may be small and
overlooked during construction.

Response 10.5
The City opened consultation with tribes requesting consultation in compliance with AB 52. A
cultural resources study, including an archaeological investigation was also completed as part of the
IS-MND. Additionally, as described in Response 10.3, monitoring under the direction of a qualified
archaeologist and tribal monitor would occur during construction to reduce the potential for
significant impacts to cultural resources, including small and delicate resources. Therefore, no
changes to the IS-MND are required in response to this comment.

Comment 10.6
The commenter provides links to a report and photos of an excavation site at the Montage Hotel
location where tribal cultural resources were unearthed in 1939 and 1940.

Response 10.6
The article above references Goff Island located approximately 0.5-mile north of the current project
site. Sites such as Goff Island were taken into consideration when evaluating the sensitivity of the
current project site. Therefore, cultural resources monitoring was recommended during ground
disturbing activities. No changes to the IS-MND are required in response to this comment.
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Letter 11

August 16, 2021
City of Laguna Beach
RE: Comments on mitigated negative declaration for Ti Amo fire station site 31727 Coast
Highway
The South Laguna Civic Association has the following comments on the Initial Study/Mitigated
Negative Declaration:
Page 1, Item 5 The zone for this site is South Laguna Village Commercial not Local Business
Professional. This may be the reason why the analysis of setbacks and height limits is also
incorrect later on in the report.

11.1

Page 4, Item 7 The project site is bounded by a residence on the north, not a restaurant.

11.2

Pages 5-10 Fire Station No. 4 Replacement
Conceptual Plan, figures 3, 4 and 5
The analysis doesn’t address the residence immediately north of the Ti Amo property. The
description on page 5 states that the station plan “would include five-foot side yard and rear yard
setbacks” yet the site plan doesn’t show a side yard setback on the north side.
The zoning code requires a setback of at least 3’ where a new project abuts a property that
observes a setback. The residence to the north has its yard, a landscaped open space, adjoining
the Ti Amo property. Any new project on the Ti Amo property is required to observe a 3’ side
yard setback. This has many benefits, not the least of which is to prevent an unsightly and
overbearing fire wall along the property line from impinging on the environment of the adjacent
lot. The zoning code requires a 5’ setback from the alley, which has not been provided.
11.3

The proposed design exceeds the height limits of the SLV zone.
25.25.008 (F) Building Height Standards.
(1)

No building or structure in this zone shall have a height greater than the following:

(c) Rear Lot Line Below Street (slope in
percent)

Maximum Height Permitted Above Curb Elevation (in
feet)

0 to 5

27 ft.

5+ to 10

25 ft.

Over 10

20 ft.

(2) Building height shall be limited to two stories, not to exceed the above height limits or twentytwo feet, excluding roof, as measured from the curb, whichever is more restrictive. No point of the
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Page 2
building elevation height shall exceed thirty feet as measured from natural or finished grade,
whichever is more restrictive. These building heights represent the maximum permitted and may be
reduced as determined appropriate by the design review board.
(3) Refer to Chapter 25.51 for other standards related to building height. The provisions of Section
25.50.004(D) pertaining to additional building setbacks shall apply only to the rear setback.

If the slope of the lot is between 5 and 10 percent, the height limit is 25 feet. if 0 to 5 % it would
be 27’ above curb elevation.
Quoting from the code above, “Building height shall be limited to 2 stories, not to exceed the
above height limits or twenty-two feet, excluding roof, as measured from the curb, whichever is
more restrictive. The maximum height including roof and mechanical equipment enclosures,
shall not exceed an additional five feet above the twenty-two-foot limit. No point of the building
elevation height shall exceed thirty feet as measured from natural or finished grade, whichever is
more restrictive.” The proposed building has three stories and exceeds the 30’ limit. The
additional allowance of 5’ for the roof was intended to encourage gabled roofs as noted in the
design criteria of the zone. The lack of an additional building setback in the rear is another
violation of the height limit.

11.3
cont.

The project and the MND fails to address the Performance Standards/design criteria of section
25.25.010. Following are provisions that are especially relevant:
“ The South Laguna Village commercial zone is located in close proximity to residential areas; commercial
properties frequently share a functional and/or visual relationship with residential properties. It is therefore
necessary for special attention to be placed on the compatible design and orientation of development in the South
Laguna Village commercial zone.

11.4
(A) New development shall be designed to be compatible with nearby residential areas. This shall involve
preservation of the character and integrity of residential areas and maintaining an appropriate visual and
functional interrelationship between residential and commercial uses. Potentially intrusive design elements
such as traffic circulation and light and glare shall be designed to avoid interference with the residential
environment. The proposed design and building volume is not compatible with adjacent

residences.
(B) The height, scale, mass and bulk of buildings shall not be overbearing in relation to nearby residential
structures. Height, scale, mass and bulk shall also be a function of their proximity to residential structures,
with buildings in close proximity made to adhere to a similar scale of development. Potential view
impediments shall also be considered. View impacts from adjacent residences are not

11.5

considered.
(E) All architectural planning and design should maintain and/or enhance the diverse architectural character
of the South Laguna Village commercial zone. Rooflines shall be compatible with the historic character of the
surrounding area. Gabled roofs are encouraged. The proposed structure is a large box, and does

11.6

not address this guideline.
(F) Landscaping shall be utilized and designed to help make commercial development more compatible with
nearby residential areas to the extent practicable. Clustered, informal planting schemes are encouraged to
reflect a natural, unstructured theme. Landscape themes should include diversity in height, form, texture
and color of plant material as well as a mixture of container sizes for particular plant types to achieve an
55

11.7

Page 3
informal theme. Existing landscape that enhances the scenic character of the zone should be preserved.” No

landscaping is shown and existing trees are dismissed in the report as unimportant.
Existing Trees There are two large trees on the property, a Canary Island pine and a blue
gum eucalyptus. The general plan and the Landscape and Scenic Highways element
policies recommend preservation of existing significant trees.
Significant trees are defined in the Element as “Trees of Large Size, historical significance
or unique appearance, some of which are listed on the City’s Heritage Tree list or Candidate
Heritage Tree list. (p. 94)
See Policy 5.6, pp. 56 and 57. “Preserve heritage trees and when feasible preserve candidate
heritage trees and other significant trees.”
11.7
cont.

“Action 5.6.1 Through the City review processes, encourage preservation of significant
trees on site in order to achieve consistency with the City Design Guidelines landscape
criteria (Implementation: Short-term)”
General Plan policy 2.6
“Require the preservation of significant trees in conjunction with development proposals.
The Design Review Board may grant exceptions to this provision when its strict
enforcement would deny a property owner reasonable use of his/her property.” Such an
exception should not be assumed without a public review.
These trees are significant regardless of their not being native trees. These preservation
policies apply to all significant trees, not just to native ones as stated in the MND.
Tall trees such as these provide raptor habitat. Owls are often heard in the neighborhood.

11.8

Construction staging is proposed to be at Station 4 and that would be very intrusive for
adjacent residents whose living areas are very close to the property line.

11.9

Page 10, Item 11, Native American tribe consultation and pages 37-39 Cultural resources
Regulatory Setting
The proposed fire station concept will include substantial excavation work and this work may
reveal significant cultural resources, as have been discovered at West Street and the Montage.
The included photo of the restaurant prior to the mansard roofs being added shows the old
building behind the façade. Aside from sewer and pipe connections, building work to date has
likely been mostly upon the surface, likely with minimal foundational footings.
With Indigenous sites nearby and being that the site is near coves that likely yielded marine food
sources for Indigenous People, there could be cultural artifacts or more at this location and below
the surface.
More research should be done before assumption of lack of resources. Just because there is an
absence of response from cultural representatives it should not be assumed there is no cultural
affiliation when Indigenous Peoples sites are nearby.
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11.10

Page 4

Once the site is approved for excavation, any discoveries would likely be “mitigated” through
removal and relocation which would be a "substantial adverse change" and the resource would
be "materially impaired” forever.
That outcome should be anticipated in advance with exploratory excavations.
Contact with Indigenous representatives and with archeologists can and should be pursued more
proactively with actual contact with representatives being made and by doing archeological
work.

11.10
cont.

Page 14 Aesthetics
p. 14-15 While certainly views of the hills surrounding the city, as well as the canyons,
watercourses and ocean are important, also important to the aesthetics are the historical, small
scale village and eclectic character of the neighborhoods and commercial areas as viewed from
the major thoroughfares and streets. New buildings proposed for the area and the scenic
highway corridor should contribute to that historical, small scale character. The large and boxy
fire station building proposed does not. The building is described as two story, when in fact it is
three story, and as noted previously its height does not conform with the zoning limits. It will
also block views from the buildings on the inland side of Coast Highway. This is not mentioned
in the document.

11.11

View comparison from AhbA, across Coast Highway from the Ti Amo site.
There are no views of Sheep Hills from South Laguna or Coast Hwy. as the MND document
states.

11.12

p. 15 “The proposed fire station would incorporate rustic elements that align with the
surrounding South Laguna Village neighborhood and the landscaping recommendations of the
LSHRD for projects in Zone K of the Coast Highway to the extent practicable, such as the
planting of vines or shrubs along the edge of the property adjacent to Coast Highway. Therefore,
because the project is not located adjacent to a designated state scenic highway and would
incorporate the recommendations of the LSHRD to the extent practicable, the project would not
result in substantial damage to scenic resources in a state scenic highway. Impacts would be less
than significant.”
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11.13

Page 5

What evidence is included in the submittal regarding rustic elements included in the design or for
compliance with the LSHRD? Are there proposed conditions of approval, design features or
mitigating measures? The statement that since Coast Highway is not a state scenic highway
there are no impacts is specious since the City itself has included Coast Highway as a Scenic
Highway in its adopted Landscape and Scenic Highways Element and Resource Document.

11.13
cont.

p. 16 says, “Design review by the City would ensure that the project would align with regulations
governing scenic quality. Upon approval of the project, the addition of the two-story fire station
would not degrade the existing visual character or quality of the site and its immediate
surroundings and would be consistent with the City’s envisioned visual character and quality of
the project site.”
There is no basis/evidence for assuming either that Design Review would assure that the “project
would align with regulations governing scenic quality.” Or that the “fire station would not
degrade the existing visual character or quality of the site.” Assurances of this nature need to be
backed up by evidence in the MND document, and there is none. Only a blocky site diagram of
a proposed building.
p, 16 says “Construction equipment staging areas shall be located, to the greatest extent feasible,
away from nearby existing residential uses, and utilize appropriate screening.” Yet construction
staging is proposed to be at Station 4 and that would be very intrusive for adjacent residents
whose houses are 5’ or less from the fence line of Station 4 and its parking area

11.14

11.15

p. 39 Cultural Resources The residential building is behind the applied mansard roof and brick
cladding. The attached photo shows the building when it was Zeeb’s cafe in the 1950s. The
Village Store is where the Thai Restaurant is now. The fire place is still visible today. The blue
gum in the parking lot may be the only remaining one of the grove that shows in this photo.

11.16
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Page 6

Here it is as Ship Ahoy South in 1972. The mansard roof had already been applied.

11.16
cont.

The cultural resources section fails to mention that the St. Clair Building at 31709-13 Coast
Highway is an E-rated historic building on the city’s register. That plus the shingled building at
31691 and AhbA at 31732 create a cluster of gabled historic structures that should be responded
to in the design of proposed buildings.
p. 81 The General Plan consistency analysis regarding community character and landscaping.
The General Plan policy is to “Preserve, enhance, and respect the unique, small-scale village
character and individual identity of Laguna Beach’s commercial areas.” Again the document
asserts qualities to the proposed project that are not in evidence. It says the building “would be
constructed in a similar architectural style and massing to the surrounding commercial and
residential uses. The project would incorporate the design and landscaping recommendations of
the LSHRD for the South Laguna Village neighborhood and Zone K of the Coast Highway to the
extent feasible to ensure that the project would be compatible with the surrounding neighborhood
identity.” How is this demonstrated to be true? The site diagrams do not show architectural
styles or even areas to be landscaped.

11.17

p. 109 Section 17 Transportation doesn’t address key issues which affect the access and use of
the site.
Alley
This section doesn’t address the substandard alley connecting with Sea Cliff Drive that serves 4
residences and 2 commercial properties. Nor does it deal with the functioning of the alley for the
existing residences and commercial properties and how that functioning will be impaired.
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11.18

Page 7

The alley is only 10 feet wide at one point, not suitable for
vehicular access to a public building. The difficult access
to that area at present is ameliorated by the three existing
entrances and exits—Sea Cliff Drive, the driveway
between 31709-31713 and the Thai Restaurant at 31715,
and the driveway at the Ti Amo parking lot. These
alternative entrances and exits are critical to the
functioning of the area. The proposed fire station plan
would eliminate the entrance/exit at the Ti Amo parking
lot, making the southerly end of the alley a dead end
without a turn around. This is unacceptable. The public
who has used this circulation system for decades has a
continued right to use the entrance and exit through the Ti
Amo parking lot.

11.18
cont.

Median
The statements about how the fire trucks would enter and exit the station and how it would affect
Coast Highway fail to address how the proposed access will affect the existing planted median.
This is not a disposable feature. It is a landmark feature for South Laguna. The planting of this
median replaced the asphalt that used to cover it and took 20 years to achieve---from 1983 until
2003. It was publicly funded through City and ISTEA funds. It is a prototype for medians that
will continue as landscape features on Coast Highway through the rest of the city. This impact
should also have been addressed under the Aesthetics section.

11.19

Emergency Access and Response Time. One of the City’s three primary criteria for site
selection was “Coast Highway frontage with side street access off of Coast Highway”. While
there is no obvious reason for the building to face Coast Highway, there are two very good
reasons to require access from a side street. First, the side streets in South Laguna provide a
network of secondary access routes over which emergency vehicles would have the flexibility to
reach Coast Highway at a number of points, which could be a critical advantage under various
types of emergencies. Second, side street access provides more flexibility for maneuvering the
large vehicles into and out of the station, not only for emergencies but also for maintenance and
servicing, with relatively little disturbance to the flow of traffic on Coast Highway. Existing Fire
Stations #2 and #4 both meet this criterion and have functioned well for decades.
The Ti Amo site is the only site on the list considered by the City that fails to meet this important
criterion, and for that reason alone it should be discarded. Were the City to locate the new fire
station there. access for fire trucks and ambulances entering and exiting Coast Highway would
be difficult under most scenarios. This would likely lengthen emergency response times. For
example, vehicles driving south are bumper to bumper frequently at that location. If lanes of
traffic are blocked with stopped or slowed vehicles in front of the station, fire trucks will have a
hard time getting through. If the emergency vehicles are going north, they could also be blocked
by vehicles that have already stopped at the 3rd Avenue signal. These vehicles would have no
place to go to allow the emergency vehicles to get through. The proposed special signal for the
fire station would involve new signals only a few feet from the existing 3rd Ave. signal. This
would be confusing for drivers and would possibly violate Caltrans regulations.
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11.20

Page 8

Figure 1 Vicinity Map on p. 334 of the pdf is faulty in several respects. It does not show the
correct configuration of the median. It does not show the alley, and it shows a narrow road
through the St. Clair Building and Thai Restaurant parking lot which does not exist. It also
shows a “road” crossing Coast Highway through the median which it does not do.

11.21

In conclusion, the Mitigated Negative Declaration is deficient in its facts and its findings. It
makes assumptions about positive aspects of the proposal that are not in evidence. With the
correct information on the topics outlined above it will be apparent that this location is flawed
and that the Council should not pursue a fire station at this location. If a project were to proceed
it would need a complete Environmental Impact Report, with an exploration of alternatives. It is
preferable to explore alternatives now, with public input. These alternatives as suggested in our
recent public outreach meeting include the 5th Avenue properties and an adjunct facility to the
present station.

11.22

Sincerely

Greg O’Loughlin
President

61

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

Letter 11
COMMENTER:

South Laguna Civic Association

DATE:

August 16, 2021

Comment 11.1
The commenter states that the zone for this site is South Laguna Village Commercial not Local
Business Professional and states this may be the reason why the analysis of setbacks and height
limits is also incorrect later on in the report.

Response 11.1
The commenter is referred to page 1 of the Draft IS-MND, which states:
the project site is within the Local Business Professional Zone (LBP) General Plan land use
designation, which provides for a mixture of limited commercial development, officeprofessional uses, and mixed-use residential development to serve the needs of the local
population. The site is zoned South Laguna Village Commercial (SLV), which permits retail,
office, and restaurant uses. The SLV site development standards are established in Laguna
Beach Municipal Code (LBMC) Section 25.25.008, Property Development Standards.
The Draft IS-MND correctly identifies the General Plan land use designation for the project site as
LBP and the zoning for the site as SLV.

Comment 11.2
The commenter states that the project site is bounded by a residence on the north, not a
restaurant.

Response 11.2
Page 4 of the Final IS-MND has been revised as follows: “The project site is bound by a single-family
residence and restaurant and commercial businesses to the north, Coast Highway (beyond which
are commercial businesses) to the east, multifamily residences and parking to the south, and
residential buildings to the west.”

Comment 11.3
The commenter states the analysis doesn’t address the residence immediately north of the Ti Amo
property. The description on page 5 states that the station plan “would include five-foot side yard
and rear yard setbacks” yet the site plan doesn’t show a side yard setback on the north side. The
commenter states the zoning code requires a setback of at least 3’ where a new project abuts a
property that observes a setback. The commenter also states that the proposed project would
exceed the height requirements of the SLV zone.

Response 11.3
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
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project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process,
including review of the setback and height requirements for the project site and any proposed
structures on the project site would comply with any applicable criteria set forth in the LBMC. In
addition, as part of the entitlement process, an updated environmental determination would be
prepared that further evaluates any additional or more severe environmental impacts based on the
defined project plans.

Comment 11.4
The commenter states the proposed design and building volume is not compatible with adjacent
residences.

Response 11.4
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process,
and any proposed structures on the project site would comply with any applicable criteria set forth
in the LBMC. In addition, as part of the entitlement process, an updated environmental
determination would be prepared that further evaluates any additional or more severe
environmental impacts based on the defined project plans.

Comment 11.5
The commenter states the view impacts from adjacent residences are not considered.

Response 11.5
The commenter is referred to Responses 1.2 and 1.6, above.

Comment 11.6
The commenter states the proposed structure is a large box and does not address LBMC Section
25.25.010(E).

Response 11.6
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process,
and any proposed structures on the project site would comply with any applicable criteria set forth
in the LBMC. In addition, as part of the entitlement process, an updated environmental
determination would be prepared that further evaluates any additional or more severe
environmental impacts based on the defined project plans.
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Comment 11.7
The commenter states that no landscaping is shown. The commenter also states that the project
site contains two large trees and that the General Plan and LSHRD recommend preserving trees.

Response 11.7
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined,
including landscaping plans and plans for existing trees on the project site. Once a project is
identified for the site, it would undergo an entitlement and design review process, and any
proposed structures on the project site would comply with any applicable criteria set forth in the
LBMC. In addition, as part of the entitlement process, an updated environmental determination
would be prepared that further evaluates any additional or more severe environmental impacts
based on the defined project plans.

Comment 11.8
The commenter states, tall trees such as these provide raptor habitat and owls are often heard in
the neighborhood.

Response 11.8
Section 4, Biological Resources, of the Draft IS-MND indicates that trees on the project site could
potentially provide nesting habitat for birds. The Draft IS-MND includes Mitigation Measure BIO-1,
which was made more stringent in response to the comment received by the California Department
of Fish and Wildlife (verbal comment 1) for the protection of potential nesting birds on the site.
Therefore, the IS-MND adequately addresses protected bird habitat, and no changes are required.

Comment 11.9
The commenter states construction staging is proposed to be at Fire Station No. 4 and that would
be very intrusive for adjacent residents whose living areas are very close to the property line.

Response 11.9
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined,
including plans for construction staging. Once a project is identified for the site, it would undergo an
entitlement and design review process. As part of the entitlement process, an updated
environmental determination would be prepared that further evaluates any additional or more
severe environmental impacts based on the defined project plans. Additionally, the Draft IS-MND
includes Mitigation Measure AES-1, which requires construction site screening to shield
construction staging areas from adjacent properties and minimize any potential temporary visual
impacts related to construction staging areas.
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Comment 11.10
The commenter states that the project site has the potential to contain buried cultural resources
and that the contact with Indigenous representatives and with archeologists should be pursued
more proactively with actual contact with representatives being made and by doing archeological
work.

Response 11.10
The commenter is referred to Responses 10.2 through 10.5, above.

Comment 11.11
The commenter states the large and boxy fire station building proposed would not contribute to the
aesthetic character of the South Laguna Village neighborhood. The commenter also claims that
proposed building would be three stories and would not conform with the zoning limits. The
commenter further states the building would block views from the buildings on the inland side of
Coast Highway and states this is not mentioned in the document.

Response 11.11
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process .
As part of the entitlement process, an updated environmental determination would be prepared
that further evaluates any additional or more severe environmental impacts based on the defined
project plans.
The commenter is referred to Response 1.2 for a discussion of potential impacts to public and
private ocean views.

Comment 11.12
The commenter states there are no views of Sheep Hills from South Laguna or Coast Highway.

Response 11.12
Page 15 of the Final IS-MND has been revised as follows: Public scenic vistas in the neighborhood
include views of Aliso Peak and surrounding hillsides to the north from Coast Highway, such as the
Sheep Hills within the Aliso and Wood Canyons Wilderness Park.

Comment 11.13
The commenter requests evidence that the proposed project would incorporate rustic elements to
meet the recommendations of the LSHRD and minimize potential aesthetic impacts to Coast
Highway.

Response 11.13
The Draft IS-MND was prepared for real property acquisition and the City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
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evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined and
would be designed to comply with the any applicable requirements for that site. Once a project is
identified for the site, it would undergo an entitlement and design review process. As part of the
entitlement process, an updated environmental determination would be prepared that further
evaluates any additional or more severe environmental impacts based on the defined project plans.

Comment 11.14
The commenter states there is no basis/evidence for assuming either that Design Review would
assure that the “project would align with regulations governing scenic quality,” or that the “fire
station would not degrade the existing visual character or quality of the site.”

Response 11.14
The commenter is referred to Responses 11.11 and 11.13, above.

Comment 11.15
The commenter states construction staging is proposed to be at Fire Station No. 4 and that would
be very intrusive for adjacent residents.

Response 11.15
The commenter is referred to Response 11.9, above.

Comment 11.16
The commenter provides a historic photo of the project site from the 1950s and states that the tree
in the project site parking lot may be the only remaining tree of the grove shown in the photo. The
commenter provides an additional historic photo of the project site from 1970. The commenter also
states the cultural resources section fails to mention that the St. Clair Building at 31709-13 Coast
Highway is an E-rated historic building on the City’s register and that the shingled building at 31691
and AhbA at 31732 create a cluster of gabled historic structures that should be responded to in the
design of proposed buildings.

Response 11.16
The cultural resources investigation acknowledges the building at 31727 Coast Highway has been
substantially modified and the mansard roof and brick cladding are later additions to the building.
As such the building is no longer representative of its early history or capable of conveying any
potential significant historical or architectural associations it once had. Research found no evidence,
that in its incarnation as a restaurant, the property was important in the commercial development
of South Laguna or in the context of any other event significant to the history of the city, region,
state, or nation. As such the property was found to ineligible for historical resource eligibility under
CEQA.
A review of historical aerial photographs indicates the two gum or eucalyptus trees to the south of
the project site also date to the same period as the gum tree in the parking lot, suggesting it is not
the only remaining tree from the identified grove. Trees are also further addressed in Section 4,
Biological Resources, and Response 11.7, above.
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The cultural resources investigation also notes there are five known or potential historical resources
listed on or eligible for the Laguna Beach Historic Register (LBHR) in close proximity to the project
area. These include 31691, 31709, 31742, and 31776 Coast Highway and 31696 Seacliff Drive, which
include contributors to the locally eligible South Laguna and South Laguna Commercial historic
districts, both of which were developed between the 1920s and 1940. However, this survey
documentation is approximately 40 years old and has not been updated since this time. The
California Office of Historic Preservation (OHP) recommends surveys be updated every five years
and as a result, the current historical resources status of these properties is unclear. Regardless,
while the project may result in the redevelopment of the project site with a possible parking lot, a
public restroom, a community park or a fire station, none of these uses would introduce a new
visual element which has potential to materially impair any surrounding historical resources as
defined in Section 15064.5(b) of the CEQA Guidelines. Available documentation for the aboveidentified resources does not indicate their setting contributes to their historical significance.
Further, the proposed uses are consistent with the surrounding areas existing setting, which has
been redeveloped gradually with new residential and commercial properties since World War II.
Therefore, new construction associated with the current project would not destroy, damage, or
alter those physical features that convey the significance of the resources and justify their eligibility
for listing in the LBHR.

Comment 11.17
The commenter states the document does not provide adequate detail to illustrate how the
proposed project would align with the General Plan policy to “Preserve, enhance, and respect the
unique, small-scale village character and individual identity of Laguna Beach’s commercial areas.”

Response 11.17
The commenter is referred to Responses 11.6, 11.7, 11.3, and 11.14, above.

Comment 11.18
The commenter states the transportation section doesn’t address the substandard alley connecting
with Sea Cliff Drive that serves four residences and two commercial properties. Nor does it deal with
the functioning of the alley for the existing residences and commercial properties and how that
functioning will be impaired. The commenter further states, the alley is only 10 feet wide at one
point, not suitable for vehicular access to a public building. The difficult access to that area at
present is ameliorated by the three existing entrances and exits—Sea Cliff Drive, the driveway
between 31709-31713 and the Thai Restaurant at 31715, and the driveway at the Ti Amo parking
lot. These alternative entrances and exits are critical to the functioning of the area. The proposed
fire station plan would eliminate the entrance/exit at the Ti Amo parking lot, making the southerly
end of the alley a dead end without a turn around and the public who has used this circulation
system for decades has a continued right to use the entrance and exit through the Ti Amo parking
lot.

Response 11.18
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined,

Final Initial Study – Mitigated Negative Declaration

67

City of Laguna Beach
31727 and 31735 Coast Highway Civic Site Project

Comments and Responses on the Draft IS-MND

including site circulation. Once a project is identified for the site, it would undergo an entitlement
and design review process in coordination with Caltrans and OCTA. As part of the entitlement
process, an updated environmental determination would be prepared that further evaluates any
additional or more severe environmental impacts, including impacts related to circulation, based on
the defined project plans.

Comment 11.19
The commenter states the IS-MND does not adequately describe how the fire trucks would enter
and exit the station and how it would affect the existing median on Coast Highway. The commenter
states that impacts to the median should also have been addressed under the Aesthetics section.

Response 11.19
The Draft IS-MND was prepared for real property acquisition only and the City Council is not being
asked to make a decision about the ultimate development of the property at this time. The
document evaluates a full array of conceptual public uses as a preliminary disclosure for a future
public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. As part of the entitlement process, an updated environmental determination would
be prepared that further evaluates any additional or more severe environmental impacts, including
impacts related to transportation and the highway median, based on the defined project plans.

Comment 11.20
The commenter states that one of the City’s criteria for selecting a replacement fire station site is a
site with Coast Highway frontage and side street access off Coast Highway. The commenter also
indicates that the availability of a side street is important for emergency response times, equipment
maneuvering, and reducing traffic congestion on Coast Highway. The commenter provides further
opinions regarding traffic issues that could be cause by direct ingress and egress onto Coast
Highway, indicating that the project site is the only site on the list considered by the City that fails to
have side street access to Coast Highway and for that reason it should be discarded.

Response 11.20
The Draft IS-MND was prepared for real property acquisition and the City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process.
If the fire station use is selected, project design would be completed in close coordination with the
Fire Department, OCTA, and Caltrans to ensure that all applicable regulations related to fire station
design, including site access and vehicle safety, are implemented to ensure the safe ingress and
egress of fire and paramedic trucks on Coast Highway. In addition, as part of the entitlement
process, an updated environmental determination would be prepared that further evaluates any
additional or more severe environmental impacts based on the defined project plans.

Comment 11.21
The commenter states that the map shown on p. 334 of the IS-MND pdf is faulty.
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Response 11.21
The commented is noted. However, the figure being referenced by the commenter was utilized as a
reference in the Phase I Environmental Site Assessment prepared for the site and has no bearing on
the analysis contained in the Draft IS-MND. The Draft IS-MND includes an aerial site figure, Figure 2,
on page 3 of the document that utilized recent aerial imagery that shows the current conditions on
the ground. Therefore, no changes to the IS-MND are required in response to this comment.

Comment 11.22
The commenter states the IS-MND is deficient in its facts and its findings and suggests that an
Environmental Impact Report should be prepared. The commenter also suggests that the City
should consider the Fifth Avenue site for the proposed project.

Response 11.22
The commenter provides a summary level opinion on the adequacy of the IS-MND to analyze a
conceptual design. Responses to the commenter’s specific claims regarding inadequacies of the
Draft IS-MND are provided in Responses 11.1 through 11.21. This comment is noted and will be
shared with the City decision-making body for their review and consideration.

Final Initial Study – Mitigated Negative Declaration

69

Letter 12

-----Original Message----From: Suzanne Hammel <>
Sent: Monday, August 16, 2021 4:36 PM
To: Frimond, Jeremy CM <JFrimond@lagunabeachcity.net>
Subject: Comments for 31727 Coast Highway Civic Site
[NOTICE: This message originated outside of City of Laguna Beach -- DO NOT CLICK on links or open attachments unless
you are sure the content is safe.]
Hello Mr. Frimond,
We are property owners next door to said project at 31755 Coast Highway. We feel the very best use of the property
next door to us is another eating place as there are not many in the area. But if the City feels they must do something
else, then please, no fire station. Dangerous for firemen if they have to pull out on highway, will help already heavy
traffic to worsen, will be too large for the area and too close to environmentally sensitive area, and negatively impact
our property values and enjoyment of our property.
A park with restrooms is much greater advantage to public and fits in space with little impact on the area. A parking lot
would not be very aesthetically pleasing, but some parking could be added along with park and fit much better. This is a
quaint part of town on our beautiful oceanfront. Please help us to keep it that way by saying no to fire stations and yes
to restaurants and parks!
Thank you for your consideration of our comments.
Respectfully,
Andrew and Suzanne Hammel
31755 S. Coast Highway Unit 407

Sent from my iPhone
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Letter 12
COMMENTER:

Andrew and Suzanne Hammel

DATE:

August 16, 2021

Comment 12.1
The commenters state that they own the property adjacent to the project site at 31755 Coast
Highway and that they feel the best use of the project site is a restaurant use. The commenters also
express opposition to the use of the site as a fire station as this could result in congestion on Coast
Highway and impacts to property value. The commenter also indicates that a fire station would be
too large for the area and too close to an environmentally sensitive area.

Response 12.1
The commenter’s preference for continued use of the site as a restaurant and concern regarding
impacts to property value are noted and will be shared with City decisionmakers for their
consideration. The Draft IS-MND was prepared for real property acquisition and the City Council is
not being asked to make a decision about the ultimate development of the property at this time.
The document evaluates a full array of conceptual public uses as a preliminary disclosure for a
future public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. If the fire station project is selected as a future use of the site, its design would
further consider the height and massing of the structure to ensure that the building would not be
too large for the site. In addition, as part of the entitlement process, an updated environmental
determination would be prepared that further evaluates any additional or more severe
environmental impacts based on the defined project plans.
Regarding the commenter’s assertion that the site is near an environmentally sensitive area, as
described on page 36 of the Draft IS-MND, the project site and vicinity are not identified as riparian
or ecologically sensitive habitat. No changes to the Draft IS-MND are required in response to this
comment; nonetheless this comment will be shared with City decisionmakers for their
consideration.

Comment 12.2
The commenter indicates that a public park with restrooms or a park with some parking spaces
would be their preferred option for a civic use of the site.

Response 12.2
This comment is noted and will be shared with City decisionmakers for their consideration.
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Letter 13
COMMENTER:

Charles Krolikowski, Newmeyer Dillion

DATE:

August 16, 2021

Comment 13.1
The commenter introduces himself as legal counsel for property owners in the vicinity of the project
site. The commenter states that the project site’s General Plan land use designation and zoning do
not expressly permit civic uses on the project site and that if the City approves the project’s IS-MND,
there may be legal challenges.

Response 13.1
This comment is noted and will be shared with City decisionmakers for their consideration.

Comment 13.2
The commenter provides legal descriptions and summarizes case law regarding the requirements of
a project description in CEQA analyses. The commenter then argues that the Draft IS-MND does not
provide a complete and detailed project description for the potential future uses of the project site.

Response 13.2
As described in the Project Description of the Draft IS-MND, the City of Laguna Beach’s
Administrative Policy Manual, Chapter Five, General Policy 5-17, provides procedures for the City to
follow in the acquisition of real property for City use/ownership, etc. In part, Section 5,
Environmental Review, notes that acquisition of real property by a public agency is a “project”
within the meaning of CEQA. Therefore, the Draft IS-MND was prepared for real property
acquisition only and the City Council is not being asked to make a decision about the ultimate
development of the property at this time. The document evaluates a full array of conceptual public
uses as a preliminary disclosure for a future public project. After property acquisition, project plans
for future use of the site would be determined. Once a project is identified for the site, it would
undergo an entitlement and design review process. As part of the entitlement process, an updated
environmental determination would be prepared that further evaluates any additional or more
severe environmental impacts based on the defined project plans.
Page 4 of the Final IS-MND has been revised as follows to include this information: This Initial Study
is for real property acquisition only and the City Council is not being asked to make a decision about
the ultimate development of the property at this time. The document evaluates a full array of
conceptual public uses as a preliminary disclosure for a future public project. After property
acquisition, project plans for future use of the site would be determined. Once a project is identified
for the site, it would undergo an entitlement and design review process. As part of the entitlement
process, an updated environmental determination would be prepared that further evaluates any
additional or more severe environmental impacts based on the defined project plans.

Comment 13.3
The commenter provides background information regarding the purpose of a General Plan and
states that projects that are inconsistent with the General Plan and zoning code are unlawful. The
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commenter also states that the project site is within the South Laguna Village (SLV) zone and has a
General Plan land use designation of Local Business Professional Zone (LBP) and that the uses
considered in the Draft IS-MND are not permitted or conditionally permitted and that the project
would not comply with the development and performance standards of the SLV zone.

Response 13.3
The Draft IS-MND acknowledges in the Project Description that the potential civic site uses proposed
by the project are permitted uses within the SLV zone and would be subject to a conditional use
permit. LBMC Section 25.25.006(S) states that conditionally permitted uses include “Other uses the
planning commission deems, after conducting a public hearing, to be similar to and no more
obnoxious or detrimental to the public, health, safety and welfare of the neighborhood than any use
listed above.” Therefore, the potential civic site uses discussed in the Draft IS-MND can be approved
by the Planning Commission pursuant to LBMC 25.25.006(S), and if approved, would not conflict
with or be inconsistent with the zoning code or General Plan land use designation for the project
site.
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process.
In addition, as part of the entitlement process, an updated environmental determination would be
prepared that further evaluates any additional or more severe environmental impacts based on the
defined project plans.

Comment 13.4
The commenter provides background information regarding the “fair argument” test and states that
a fair argument can be made that the proposed project could result in a significant adverse effect on
the environment given the lack of project details provided in the project description.

Response 13.4
This is an introductory comment, and the commenter goes on to provide a list of issue areas where
they believe a fair argument that significant impacts may occur can be made. These issues are
discussed further in Responses 13.5 through 13.20.

Comment 13.5
The commenter states that the replacement of Fire Station No. 4 is the primary proposed use and
the inclusion of several potential civic uses for the site obscures assessment of potential impacts.

Response 13.5
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined. The
Draft IS-MND provides a description of several potential civic uses for the project site but focuses
the analysis on potential impacts of use of the site as a replacement fire station, as explicitly stated
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on pages 4, 5, and 11 of the Draft IS-MND. Therefore, the argument that consideration of several
potential uses for the site obscures potential impacts of construction of a replacement fire station is
without merit. Furthermore, once a final project is identified for the site, it would undergo an
entitlement and design review process. As part of the entitlement process, an updated
environmental determination would be prepared that further evaluates any additional or more
severe environmental impacts based on the defined project plans.

Comment 13.6
The commenter argues that the project would impair ingress and egress to adjacent properties.

Response 13.6
The commenter is referred to Responses 5.3 and 11.8, above, regarding access concerns.

Comment 13.7
The commenter states that the project would be required to obtain a Coastal Development Permit
at the earliest stages of project consideration and appears to suggest that because a permit has not
been obtained, the project violates CEQA.

Response 13.7
Page 11 of the Draft IS-MND clearly acknowledges that the construction of a new civic use on the
project site would require a Coastal Development Permit. Nonetheless, a Coastal Development
Permit is not required for the acquisition of the property, which is the action being contemplated at
this time. As previously discussed, the Draft IS-MND was prepared for real property acquisition only
and City Council is not being asked to make a decision about the ultimate development of the
property at this time. The document evaluates a full array of conceptual public uses as a preliminary
disclosure for a future public project. Once a final project is identified for the site, it would undergo
an entitlement and design review process, including the Coastal Development Permit Application.
As part of the entitlement process, an updated environmental determination would be prepared
that further evaluates any additional or more severe environmental impacts based on the defined
project plans.

Comment 13.8
The commenter provides an opinion that the property acquisition is being rushed at that any
internal decision-maker discussions surrounding acquisition of the property would violate the Brown
Act.

Response 13.8
This comment does not remark on the adequacy of the CEQA document. Nonetheless, this
comment will be shared with City decisionmakers for their consideration.

Comment 13.9
The commenter states that construction staging at the project site would impact surround
residential uses with respect to noise, traffic, greenhouse gas emissions, and parking.
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Response 13.9
The Draft IS-MND addresses the commenter’s concerns regarding construction in Section 4, Air
Quality, Section 8, Greenhouse Gas Emissions, Section 13, Noise, and Section 17, Transportation. As
discussed therein, no significant construction impacts were identified based on conceptual plans for
the project site. The Draft IS-MND was prepared for real property acquisition only and City Council is
not being asked to make a decision about the ultimate development of the property at this time.
The document evaluates a full array of conceptual public uses as a preliminary disclosure for a
future public project. After property acquisition, project plans for future use of the site would be
determined. Once a project is identified for the site, it would undergo an entitlement and design
review process. As part of the entitlement process, an updated environmental determination would
be prepared that further evaluates any additional or more severe environmental impacts based on
the defined project plans.

Comment 13.10
The commenter states that insufficient information is provided to illustrate that the project would
be consistent with the Laguna Beach Landscape and Scenic Highways Resources requirements.

Response 13.10
The Draft IS-MND was prepared for real property acquisition and the City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process.
As part of the entitlement process, an updated environmental determination would be prepared
that further evaluates any additional or more severe environmental impacts based on the defined
project plans.

Comment 13.11
The commenter states that the conceptual fire station design does not provide sufficient details to
determine consistency with the SLV and LBP designations.

Response 13.11
The commenter is referred to Response 13.3, above.

Comment 13.12
The commenter states that the Draft IS-MND impermissibly uses vague terminology such as “to the
extent feasible” and “to the extent practicable.”

Response 13.12
The commenter does not identify any specific portion of the Draft IS-MND that is the subject of
concern. Instead, the comment is generic in nature, and no specific response is possible. Moreover,
the Draft IS-MND was prepared for real property acquisition and the City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
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Once a project is identified for the site, it would undergo an entitlement and design review process,
during which concrete and specific descriptions of site design, architecture, and landscaping would
be provided. As part of the entitlement process, an updated environmental determination would be
prepared that further evaluates any additional or more severe environmental impacts based on the
defined project plans.

Comment 13.13
The commenter states the Draft IS-MND does not adequately discuss access concerns related to
alley behind the project site.

Response 13.13
The commenter is referred to Responses 5.3 and 11.8, above, regarding access concerns.

Comment 13.14
The commenter provides an opinion that it would be difficult or impossible for emergency vehicles
to access the project site, which would result in traffic conflicts, delays, and accidents.

Response 13.14
The commenter is referred to Responses 1.5, 5.3, and 11.8, above, regarding access and traffic
safety concerns.

Comment 13.15
The commenter states the IS-MND does not adequately describe how the project would affect the
existing median on Coast Highway.

Response 13.15
The commenter is referred to Response 11.19, above, regarding the median.

Comment 13.16
The commenter provides an opinion that noise impacts from emergency vehicles cannot me
mitigated to less than significant levels.

Response 13.16
Section 13, Noise, of the Draft IS-MND provides the results of noise modeling for project operational
activities associated with a fire station use and found that the proposed project would not result in
significant noise impacts to nearby sensitive receptors, such as the residences located immediately
adjacent of the project site. In addition, LBMC Section 7.25.050 exempts the use of fire truck sirens
from the noise standards provided the sounding of any bell or alarm on any building or motor
vehicle shall terminate its operation within fifteen minutes in any hour of its being activated. As
stated on Page 99 of the Draft IS-MND, “because emergency vehicle response is by nature rapid, the
duration of exposure to these peak noise levels is estimated to last for a maximum of ten seconds as
emergency vehicles pause at the driveway exit, engage the siren and turn onto the roadway and
accelerate rapidly away from the fire station.” The short-term and intermittent use of emergency
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alarms would therefore not conflict with the provisions of the City’s Noise Ordinance or result in
significant noise impacts. No changes to the IS-MND are required in response to this comment.

Comment 13.17
The commenter states that the proposed project would not be compatible with nearby residential
uses and would not comply with the development and performance standards of the LBMC.

Response 13.17
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined.
Once a project is identified for the site, it would undergo an entitlement and design review process
in compliance with any applicable provisions of the LBMC. In addition, as part of the entitlement
process, an updated environmental determination would be prepared that further evaluates any
additional or more severe environmental impacts based on the defined project plans.

Comment 13.18
The commenter states that the project would eliminate trees and landscaping without appropriate
mitigation.

Response 13.18
The Draft IS-MND was prepared for real property acquisition only and City Council is not being asked
to make a decision about the ultimate development of the property at this time. The document
evaluates a full array of conceptual public uses as a preliminary disclosure for a future public
project. After property acquisition, project plans for future use of the site would be determined,
including landscaping plans and plans for existing trees on the project site. Once a project is
identified for the site, it would undergo an entitlement and design review process, and any
proposed structures on the project site would comply with the any applicable landscaping and other
requirements set forth in the LBMC. In addition, as part of the entitlement process, an updated
environmental determination would be prepared that further evaluates any additional or more
severe environmental impacts based on the defined project plans.

Comment 13.19
The commenter states that the proposed project may impact scenic resources and cultural
resources such as nearby historic buildings.

Response 13.19
The commenter is referred to Response 11.16 regarding potential impacts to nearby historic
buildings. As discussed therein and in Section 5, Cultural Resources, of the Draft IS-MND, the
proposed project would not have significant impacts to historic resources.

Comment 13.20
The commenter provides an opinion that other properties would be a better option for the
relocation of Fire Station No. 4.
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Response 13.21
This comment is noted and will be shared with City decisionmakers for their consideration.

Comment 13.21
The commenter states the IS-MND is deficient and suggests that an Environmental Impact Report
should be prepared. The commenter also suggests that the City could incur legal costs if they decide
to approve the acquisition of the property.

Response 13.21
The commenter provides a summary level opinion on the adequacy of the IS-MND. Responses to the
commenter’s specific claims regarding inadequacies of the Draft IS-MND are provided in
Responses 13.2 through 13.20, above. This comment is noted and will be shared with the City
decision-making body for their review and consideration.
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Verbal Comment 1
COMMENTER:

California Department of Fish and Wildlife

DATE:

August 6, 2021

Verbal Comment 1.1
The commenter recommends that a nesting bird survey be conducted within three days prior to
construction activity rather than within 14 days prior.

Response 1.1
Mitigation Measure BIO-1 has been revised as follows:
BIO-1 Nesting Bird Avoidance
If site preparation/construction activities including vegetation clearing, vegetation trimming, grading
or other ground disturbing activities are initiated during the nesting bird season (February 1 August 31 for passerines, January 1 – August 31 for raptors), a preconstruction nesting bird survey
shall be conducted by a qualified biologist to determine the presence/absence, location, and status
of any active nests onsite or within 50 feet of the site for nesting birds. In areas where site access is
limited or prohibited (e.g., private property) the area will be surveyed using binoculars. Nesting bird
surveys shall be completed not more than three 14 days before the start of construction activities.
If active nests are discovered on the project site, a qualified biologist shall establish a speciesspecific avoidance buffer around the nest where no construction activity is allowed until they have
determined that the nest is no longer active. Encroachment into the buffer can occur at the
discretion of the qualified biologist with the City’s consent.
The City shall be provided with a preconstruction nesting bird survey results report within 48 hours
of completion of the survey, if required, prior to obtaining the City issued grading permit, or within
two weeks if not required for permit issuance. The report shall include date of the survey, date of
the report, authors and affiliations, contact information, methods, study location, results, and
discussion/recommendations. If nesting birds are found, a map must be included with locations,
buffers, and recommended measures to avoid impacts to the nests.
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