
 

 

 
 

 

 

CITY COUNCIL 
REGULAR 
MEETING 

 

APRIL 24, 2012 
7:00 PM 

 

 
AGENDA 

 
Melody Carruth, Mayor 

Joel Lautenschleger, Mayor Pro Tempore Barbara Kogerman, Council Member 
Randal Bressette, Council Member       L. Allan Songstad, Jr., Council Member 
 
Location: City Council Chamber, 24035 El Toro Road, Laguna Hills, California 92653 

 
 

CALL TO ORDER 
 

Resolution No. 96-04-09-1 established rules of decorum for public meetings held 
by the City of Laguna Hills.  Resolution No. 96-04-09-1 is available on the table 
at the back of the City Council Chamber. 

 
PLEDGE OF ALLEGIANCE:  COUNCIL MEMBER SONGSTAD 
 

ROLL CALL OF CITY COUNCIL MEMBERS 
 

1. PRESENTATIONS AND PROCLAMATIONS 
 

2. PUBLIC COMMENTS 
 

Any person wishing to address the City Council/Planning Agency on any matter, whether or not it appears 
on this Agenda, is asked to complete a pink “Request to Speak” form available on the table at the back of 
the Chamber. The completed form is to be submitted to the City Clerk prior to an individual being heard by 
the City Council/Planning Agency. Completion of the form is voluntary.  All persons may attend the 
meeting regardless of whether this form is completed.  
 
Members of the public wishing to address the City Council can do so during the Public Comments portion 
of the Agenda with a time limitation of three minutes per person, an overall time limit of ten minutes for any 
one subject, and a total time limit of thirty minutes for Public Comments. If you are commenting on an 
Agenda item, your comments will be heard at the time that item is scheduled on the Agenda.  If you are 
addressing the City Council on an item not listed on the Agenda, the City Council is prohibited by law from 
discussing or taking any action on that item.   
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This is the time to address the City Council on any matter not listed on this 
Agenda that is within the subject matter jurisdiction of the City Council.  Public 
Comments are limited to three minutes per person, an overall time limit of ten 
minutes for any one subject, and a total time limit of thirty minutes. 

 
2.1 LAGUNA HILLS HIGH SCHOOL STUDENT LIAISON 

 
RECOMMENDATION:  THAT THE CITY COUNCIL RECEIVE AN ORAL 
REPORT FROM LAGUNA HILLS HIGH SCHOOL STUDENT LIAISON JEENA 
BONUTTO.  

 
3. MINUTES 
 

3.1 REGULAR MEETING, APRIL 10, 2012 
 

RECOMMENDATION:  THAT THE CITY COUNCIL APPROVE THE MINUTES 
OF THE APRIL 10, 2012, REGULAR MEETING.  

 
4. CONSENT CALENDAR 
 

All matters listed under “CONSENT CALENDAR” are considered to be routine 
and will be enacted by one motion approving the recommendation listed on the 
Agenda.  There will be no separate discussion unless Members of the City 
Council or Staff request specific items be removed from the Consent Calendar. 

 
4.1 MOTION TO APPROVE THE READING BY TITLE OF ALL 

ORDINANCES AND RESOLUTIONS, SAID TITLES, WHICH APPEAR 
ON THE PUBLIC AGENDA, SHALL BE DETERMINED TO HAVE BEEN 
READ BY TITLE AND FURTHER READING WAIVED 

 
RECOMMENDATION:  THAT THE CITY COUNCIL WAIVE READING OF 
ORDINANCES AND RESOLUTIONS.  

 
4.2 APPROVAL OF WARRANT REGISTER FOR PERIOD ENDED 

APRIL 24, 2012 
 

RECOMMENDATION:  THAT THE CITY COUNCIL APPROVE THE WARRANT 
REGISTER IN THE AMOUNT OF $1,068,699.96.  

 
4.3 PROGRESS PAYMENT NO. 13 FOR LA PAZ ROAD WIDENING AT I-5 

IMPROVEMENT PROJECT, CIP NO. 159 
 

RECOMMENDATION:  THAT THE CITY COUNCIL:  (1) APPROVE 
PROGRESS PAYMENT NO. 13, IN THE NET AMOUNT OF $189,800.99, TO 
SEMA CONSTRUCTION, INC.; (2) APPROVE CONTRACT CHANGE ORDER 
NO. 5; (3) APPROVE AMENDMENT NO. 7 TO AGREEMENT FOR 
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CONSULTING SERVICES WITH PARSONS BRINCKERHOFF, INC.; AND (4) 
APPROVE AMENDMENT NO. 1 TO PROFESSIONAL SERVICES 
AGREEMENT WITH ATHALYE CONSULTING ENGINEERING SERVICES, 
FOR THE LA PAZ ROAD WIDENING AT I-5 IMPROVEMENT PROJECT, CIP 
NO. 159. 

 
4.4 2012 WEED ABATEMENT PROGRAM 

 
RECOMMENDATION:  THAT THE CITY COUNCIL ADOPT A RESOLUTION 
ENTITLED: "A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
LAGUNA HILLS, CALIFORNIA, DECLARING WEEDS AND RUBBISH ON 
SPECIFIED PRIVATE PROPERTY TO BE A PUBLIC NUISANCE, 
COMMENCING PUBLIC PROCEEDINGS, AND SETTING A PUBLIC HEARING 
FOR MAY 22, 2012." 

 
4.5 SECOND CALL FOR PROJECTS FOR THE MEASURE M2 

ENVIRONMENTAL CLEANUP PROGRAM (ECP) TIER 1 GRANT 
 

RECOMMENDATION:  THAT THE CITY COUNCIL:  (1) APPROVE THE 
GRANT APPLICATION FOR THE MEASURE M2 ENVIRONMENTAL CLEANUP 
PROGRAM TIER 1 GRANT; (2) ADOPT A RESOLUTION ENTITLED:  "A 
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF LAGUNA HILLS, 
CALIFORNIA, AUTHORIZING AN APPLICATION FOR FUNDS FOR THE 
MEASURE M2 ENVIRONMENTAL CLEANUP PROGRAM TIER 1 GRANT 
UNDER ORANGE COUNTY LOCAL TRANSPORTATION ORDINANCE NO. 3 
FOR THE LAGUNA HILLS DEBRIS GATES PROJECT;" AND (3) AUTHORIZE 
THE SOLE-SOURCE SELECTION OF G2 CONSTRUCTION, INC., FOR THIS 
WORK. 

 
4.6 AUTHORIZATION TO ADVERTISE FOR BIDS FOR THE CITYWIDE 

PAVEMENT REHABILITATION PROJECT, CIP NO. 101-H 
 

RECOMMENDATION:  THAT THE CITY COUNCIL APPROVE THE PLANS 
AND SPECIFICATIONS AND AUTHORIZE THE ADVERTISEMENT FOR BIDS 
OF THE CITYWIDE PAVEMENT REHABILITATION PROJECT, CIP NO. 101-H.   

 
ITEMS REMOVED FROM THE CONSENT CALENDAR 
 

5. PLANNING AGENCY 
 

5.1 ROLL CALL OF PLANNING AGENCY MEMBERS 
 

5.2 PUBLIC COMMENTS 
 

This is the time to address the Planning Agency on any matter not listed on this 
Agenda that is within the subject matter jurisdiction of the Planning Agency.  
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Public Comments are limited to three minutes per person, an overall time limit of 
ten minutes for any one subject, and a total time limit of thirty minutes. 

 
5.3 MINUTES 

 
5.3.1 REGULAR MEETING, APRIL 10, 2012 

 
RECOMMENDATION:  THAT THE PLANNING AGENCY APPROVE THE 
MINUTES OF THE APRIL 10, 2012, REGULAR MEETING.  

 
5.4 PLANNING AGENCY PUBLIC HEARINGS 

 
5.4.1 ZONING TEXT AMENDMENT NO. 01-12-2163, AN 

ORDINANCE ADDING CHAPTER 9-93, ENTITLED 
"REASONABLE ACCOMMODATION FOR PERSONS WITH 
DISABILITIES," TO THE LAGUNA HILLS MUNICIPAL CODE, 
PROVIDING A PROCEDURE FOR GRANTING 
REASONABLE ACCOMMODATION IN THE CITY'S ZONING 
AND LAND USE REGULATIONS, POLICIES, AND 
PRACTICES PURSUANT TO FEDERAL AND STATE FAIR 
HOUSING LAWS. 

 
RECOMMENDATION:  THAT THE PLANNING AGENCY RECEIVE AND FILE 
THE REPORT. 

 
PLANNING AGENCY ADJOURNMENT 
 

6. JOINT PLANNING AGENCY/CITY COUNCIL MEETING 
 

6.1 ROLL CALL OF JOINT PLANNING AGENCY/CITY COUNCIL 
MEETING 

 
6.2 PUBLIC COMMENTS 

 
6.3 PUBLIC HEARINGS 

 
6.3.1 SITE DEVELOPMENT PERMIT/CONDITIONAL USE 

PERMIT/PARKING USE PERMIT NO. 12-11-2131, A 
REQUEST BY MOULTON LA PAZ, LLC, TO REMODEL AND 
EXPAND THE MOULTON LA PAZ SHOPPING CENTER AT 
26534-26562 MOULTON PARKWAY, INCLUDING THE 
ADDITION OF APPROXIMATELY 30,000 SQUARE FEET OF 
NEW COMMERCIAL SPACE, UPDATED FACADES, AND 
NEW PARKING LOT LAYOUT AND LANDSCAPING, 
CONSIDERATION OF A DETERMINATION THAT THE 
DISPOSAL OF CERTAIN CITY-OWNED REAL PROPERTY 
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INCLUDED IN THE DEVELOPMENT PROPOSAL IS IN 
CONFORMANCE WITH THE GENERAL PLAN, AND 
CONSIDERATION AND APPROVAL BY THE CITY COUNCIL 
OF A PROPOSED REAL PROPERTY PURCHASE AND SALE 
AGREEMENT ENTITLED "AGREEMENT FOR PURCHASE 
AND SALE BY AND BETWEEN MOULTON LA PAZ, LLC, 
AND CITY OF LAGUNA HILLS," CONCERNING THE 
PROPOSED SALE OF PARCEL 1 (3.365 ACRES) OF FINAL 
PARCEL MAP NO. 2009-134 TO ALLOW FOR THE 
REMODEL AND EXPANSION OF THE MOULTON LA PAZ 
SHOPPING CENTER. 

 
RECOMMENDATION:  THAT THE PLANNING AGENCY AND THE CITY 
COUNCIL CONDUCT A JOINT PUBLIC HEARING AND TAKE THE 
FOLLOWING ACTIONS:  
 
(1) THAT THE PLANNING AGENCY ADOPT A RESOLUTION ENTITLED: “A 
RESOLUTION OF THE PLANNING AGENCY OF THE CITY OF LAGUNA 
HILLS, CALIFORNIA, APPROVING SITE DEVELOPMENT 
PERMIT/CONDITIONAL USE PERMIT/PARKING USE PERMIT NO. 12-11-
2131, A REQUEST BY MOULTON LA PAZ, LLC, TO REMODEL AND EXPAND 
THE MOULTON LA PAZ SHOPPING CENTER LOCATED AT 26534-26562 
MOULTON PARKWAY, INCLUDING THE ADDITION OF APPROXIMATELY 
30,000 SQUARE FEET OF NEW COMMERCIAL SPACE, UPDATED 
FACADES, AND NEW PARKING LOT LAYOUT AND LANDSCAPING; AND 
CONSIDERATION OF A DETERMINATION THAT THE DISPOSAL OF 
CERTAIN CITY-OWNED REAL PROPERTY INCLUDED IN THE 
DEVELOPMENT PROPOSAL IS IN CONFORMANCE WITH THE GENERAL 
PLAN;” AND  
 
(2) THAT THE CITY COUNCIL CONSIDER AND APPROVE THE PROPOSED 
REAL PROPERTY PURCHASE AND SALE AGREEMENT ENTITLED: 
"AGREEMENT FOR PURCHASE AND SALE BY AND BETWEEN MOULTON 
LA PAZ, LLC, AND THE CITY OF LAGUNA HILLS," CONCERNING THE 
PROPOSED SALE OF PARCEL 1 (3.365 ACRES) OF FINAL PARCEL MAP 
NO. 2009-134 TO ALLOW FOR THE REMODEL AND EXPANSION OF THE 
MOULTON LA PAZ SHOPPING CENTER, AND AUTHORIZE THE MAYOR TO 
EXECUTE SAME.  

 
 JOINT CITY PLANNING AGENCY/CITY COUNCIL ADJOURNMENT 

 
7. ADMINISTRATIVE REPORTS 
 

7.1 City Manager 
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7.2 Public Services Director/City Engineer 

 
7.2.1 PROJECT SELECTION FOR STATE-LOCAL PARTNERSHIP 

PROGRAM FUNDING THROUGH THE ORANGE COUNTY 
TRANSPORTATION AUTHORITY 

 
RECOMMENDATION:  THAT THE CITY COUNCIL AUTHORIZE STAFF TO 
SUBMIT AN APPLICATION TO THE ORANGE COUNTY TRANSPORTATION 
AUTHORITY FOR STATE-LOCAL PARTNERSHIP PROGRAM FUNDING IN 
ACCORDANCE WITH THE PRIORITY OF PROJECT LISTING DESCRIBED 
HEREIN. 

 
7.2.2 AUTHORIZATION TO ADVERTISE FOR BIDS FOR TURF 

RENOVATION AT THE COMMUNITY CENTER AND SPORTS 
COMPLEX, CIP NO. 238 

 
RECOMMENDATION:  THAT THE CITY COUNCIL APPROVE THE PLANS 
AND SPECIFICATIONS, AUTHORIZE THE SOLE-SOURCE PURCHASE OF 
SAND AND TURF MATERIALS, AND AUTHORIZE THE ADVERTISEMENT 
FOR BIDS FOR THE TURF RENOVATION AT THE COMMUNITY CENTER 
AND SPORTS COMPLEX, CIP NO. 238.    

 
7.2.3 LA PAZ ROAD SIDEWALK ADJACENT TO VALENCIA 

ELEMENTARY SCHOOL 
 

RECOMMENDATION:  THAT THE CITY COUNCIL REVIEW THE OPTIONS TO 
WIDEN THE SIDEWALK ALONG LA PAZ ROAD ADJACENT TO VALENCIA 
ELEMENTARY SCHOOL AND DIRECT STAFF TO INCLUDE THE PROJECT 
IN THE NEXT CAPITAL IMPROVEMENT PROGRAM BUDGET CYCLE 
DISCUSSIONS.     

 
8. MATTERS AGENDIZED AND PRESENTED BY CITY COUNCIL MEMBERS 

AND MAYOR 
 

9. CITY COUNCIL MEMBER COMMENTS 
 

10. CLOSED SESSION 
 

ADJOURNMENT 
 

The next Regular Meeting of the City Council will be May 08, 2012, at 7:00 PM, in the City 
Council Chamber, located at 24035 El Toro Road, Laguna Hills, California. 
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CERTIFICATION 
 
I, PEGGY J. JOHNS, City Clerk of the City of Laguna Hills, do hereby certify that a copy of 
the foregoing Agenda was posted at Laguna Hills City Hall, Laguna Hills Community 
Center, and La Paz Center by April 20, 2012, at 5:00 PM. 
 
 
 
 

 
April 20, 2012 

PEGGY J. JOHNS, CITY CLERK DATE 
  
In compliance with the Americans with Disabilities Act, if you need special 
assistance to participate in this meeting, you should contact the office of the City 
Clerk at (949) 707-2635.  Notification 48 hours prior to the meeting will enable the 
City to make reasonable arrangements to assure accessibility to this meeting. 
 
Materials related to an item on this Agenda submitted to the City Council after 
distribution of the agenda packet are available for public inspection in the City 
Clerk’s Office at 24035 El Toro Road, Laguna Hills, California, during normal 
business hours. 
 



 



 

 

 
CITY OF LAGUNA HILLS, CALIFORNIA 

CITY COUNCIL/PLANNING AGENCY REGULAR MEETING 
MINUTES 

APRIL 10, 2012 
 

 
 

CALL TO ORDER 
 

Mayor Carruth called the Regular Meeting of the City Council of the City of Laguna 
Hills, California, to order at 7:00 PM in the Laguna Hills City Council Chamber, 
24035 El Toro Road, Laguna Hills. 

 
PLEDGE OF ALLEGIANCE:  Council Member Bressette 

 
ROLL CALL OF CITY COUNCIL MEMBERS 
 

Present:  Mayor Carruth, Mayor Pro Tempore Lautenschleger, Council Member 
Bressette, Council Member Kogerman, and Council Member Songstad 

 
1. PRESENTATIONS AND PROCLAMATIONS 
 

1.1 TEN YEAR ANNIVERSARY AWARD 
 

MAYOR CARRUTH RECOGNIZED PEGGY JOHNS, CITY CLERK, FOR 
TEN YEARS OF SERVICE TO THE CITY OF LAGUNA HILLS AND 
PRESENTED A CERTIFICATE OF RECOGNITION AND GIFT.  

 
2. PUBLIC COMMENTS 

 

TELEPHONE SURVEY 
 

Loree Blough, Laguna Hills, indicated she had received a telephone call wherein the 
caller had indicated they were conducting a survey regarding the City of Laguna Hills’ 
government structure. 
 

City Manager Channing indicated the City of Laguna Hills was not conducting any type 
of survey.   
 

PARKS AND RECREATION COMMISSION PROPOSAL 
 

Jeff McPherson, Laguna Hills, indicated he had concerns regarding the Parks and 
Recreation Commission proposal to ban golf, model rockets, and radio controlled 
devices in the City parks. 
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2.1 LAGUNA HILLS HIGH SCHOOL STUDENT LIAISON 

 

THE CITY COUNCIL RECEIVED AN ORAL REPORT FROM LAGUNA 
HILLS HIGH SCHOOL STUDENT LIAISON JEENA BONUTTO.  

 

3. MINUTES 
 

3.1 REGULAR MEETING, MARCH 27, 2012 
 

MOTION TO APPROVE THE MINUTES OF THE MARCH 27, 2012, REGULAR 
MEETING, BY M/COUNCIL MEMBER BRESSETTE, S/MAYOR PRO TEMPORE 
LAUTENSCHLEGER. 
APPROVED BY A VOTE OF 4-0-1 (COUNCIL MEMBER SONGSTAD 
ABSTAINED). 

 

4. CONSENT CALENDAR 
 

MOTION TO APPROVE THE CONSENT CALENDAR, BY M/COUNCIL MEMBER 
BRESSETTE, S/MAYOR PRO TEMPORE LAUTENSCHLEGER, WITH COUNCIL 
MEMBER KOGERMAN REMOVING ITEM NO. 4.4. 
APPROVED BY A VOTE OF 5-0. 

 

4.1 MOTION TO APPROVE THE READING BY TITLE OF ALL ORDINANCES 
AND RESOLUTIONS, SAID TITLES, WHICH APPEAR ON THE PUBLIC 
AGENDA, SHALL BE DETERMINED TO HAVE BEEN READ BY TITLE 
AND FURTHER READING WAIVED 

 

THE CITY COUNCIL WAIVED READING OF ORDINANCES AND 
RESOLUTIONS.  

 

4.2 APPROVAL OF WARRANT REGISTER FOR PERIOD ENDING APRIL 10, 
2012. 

 

THE CITY COUNCIL APPROVED THE WARRANT REGISTER IN THE 
AMOUNT OF $165,301.75.  

 

4.3 2012 FOURTH OF JULY FIREWORKS SHOW AGREEMENT 
 

THAT THE CITY COUNCIL AUTHORIZED THE CITY MANAGER TO 
EXECUTE THE AGREEMENT WITH PYRO ENGINEERING, INC., 
APPROVED AS TO FORM BY THE CITY ATTORNEY, FOR THE 2012 
FOURTH OF JULY FIREWORKS SHOW. 
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ITEMS REMOVED FROM THE CONSENT CALENDAR 
 

4.4 PUBLIC INFORMATION MEETING FOR THE PASEO DE VALENCIA 
WIDENING IMPROVEMENT PROJECT, CIP NO. 145A 

 

Council Member Kogerman removed this item from the Consent Calendar to 
inquire from staff regarding the timing and funding of the Paseo de Valencia 
Widening Improvement project. 

 

MOTION TO RECEIVE AND FILE THE REPORT, BY M/COUNCIL MEMBER 
KOGERMAN,  S/COUNCIL MEMBER BRESSETTE. 
APPROVED BY A VOTE OF 5-0. 

 

5. PLANNING AGENCY 
 

Mayor Carruth recessed the City Council meeting and acting in the capacity of Chair, 
called the regular meeting of the Planning Agency of the City of Laguna Hills, 
California, to order at 7:34 PM. 

 

5.1 ROLL CALL OF PLANNING AGENCY MEMBERS 
 

Present:  Chair Carruth, Vice Chair Lautenschleger, Agency Member Bressette, 
Agency Member Kogerman, and Agency Member Songstad 

 

5.2 PUBLIC COMMENTS 
 

There were no Public Comments. 
 

5.3 MINUTES 
 

5.3.1 REGULAR MEETING, MARCH 27, 2012 
 

MOTION TO APPROVE THE MINUTES OF THE MARCH 27, 2012, REGULAR 
MEETING, AS REFERENCED IN CITY COUNCIL MINUTES BEGINNING ON 
PAGE 3, BY M/AGENCY MEMBER BRESSETTE, S/AGENCY MEMBER 
KOGERMAN. 
APPROVED BY A VOTE OF 4-0-1 (AGENCY MEMBER SONGSTAD 
ABSTAINED). 

 

5.4 PLANNING AGENCY PUBLIC HEARINGS 
 

5.4.1 CHANGED PLAN NO. 11-11-2113, A REQUEST BY AT&T 
MOBILITY TO MODIFY AN EXISTING COMMUNICATIONS 
FACILITY, LOCATED AT 25655 NELLIE GAIL ROAD IN THE 
COMMUNITY/PRIVATE INSTITUTION (C/PI) ZONING DISTRICT 
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Chair Carruth opened the Public Hearing. 
 

Alex Tsaturov, AT&T Representative, spoke on Changed Plan No. 11-11-2113, 
to modify an existing Communications Facility, located at 25655 Nellie Gail 
Road and answered questions from the Planning Agency. 
 

There were five Laguna Hills residents that spoke in opposition to modifying the 
existing Communications Facility located at 25655 Nellie Gail Road. 

 

Alex Tsaturov, AT&T representative, indicated that he had read and agreed to 
all of the Conditions of Approval. 
 

Chair Carruth closed the Public Hearing. 
 

MOTION TO ADOPT RESOLUTION NO. PA2012-04-10-1, A RESOLUTION OF 
THE PLANNING AGENCY OF THE CITY OF LAGUNA HILLS, CALIFORNIA, 
APPROVING CHANGED PLAN NO. 11-11-2113, A REQUEST BY AT&T 
MOBILITY TO MODIFY AN EXISTING COMMUNICATIONS FACILITY, LOCATED 
AT 25655 NELLIE GAIL ROAD IN THE COMMUNITY/PRIVATE INSTITUTION 
(C/PI) ZONING DISTRICT. 
APPROVED BY A VOTE OF 5-0. 

 

PLANNING AGENCY ADJOURNMENT 
 
6. JOINT CITY COUNCIL/PLANNING AGENCY MEETING 

 

6.1 ROLL CALL OF JOINT CITY COUNCIL/PLANNING AGENCY MEETING 
 
Present:  Mayor/Chair Carruth, Mayor Pro Tempore/Vice Chair Lautenschleger, 
Council Member/Agency Member Bressette, Council Member/Agency Member 
Kogerman, and Council Member/Agency Member Songstad  

 

6.2 PUBLIC COMMENTS 
 

There were no Public Comments. 
 

6.3 PUBLIC HEARINGS 
 

6.3.1 SITE DEVELOPMENT PERMIT/CONDITIONAL USE 
PERMIT/PARKING USE PERMIT NO. 12-11-2131, A REQUEST BY 
VINTAGE REAL ESTATE TO REMODEL AND EXPAND THE 
MOULTON LA PAZ SHOPPING CENTER AT 26534-26562 
MOULTON PARKWAY, INCLUDING THE ADDITION OF 
APPROXIMATELY 30,000 SQUARE FEET OF NEW COMMERCIAL 
SPACE, UPDATED FACADES, AND NEW PARKING LOT LAYOUT 
AND LANDSCAPING; AND CONSIDERATION OF A 
DETERMINATION THAT THE DISPOSAL OF CERTAIN PUBLIC 
PROPERTY INCLUDED IN THE DEVELOPMENT PROPOSAL IS IN 
CONFORMANCE WITH THE GENERAL PLAN. 
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Mayor/Chair Carruth opened the Public Hearing. 
 

Michael Anderson, spoke in favor of the proposed remodel and expansion of the 
Moulton La Paz Shopping Center. 
 

Nickki Anderson, spoke in favor of the proposed remodel and expansion of the 
Moulton La Paz Shopping Center. 
 

Mayor/Chair Carruth closed the Public Hearing. 
 

MOTION THAT THE CITY COUNCIL/PLANNING AGENCY CONTINUE SITE 
DEVELOPMENT PERMIT/CONDITIONAL USE PERMIT/PARKING USE PERMIT 
NO. 12-11-2131, AND CONSIDERATION OF A DETERMINATION THAT THE 
DISPOSAL OF CERTAIN PUBLIC PROPERTY INCLUDED IN THE 
DEVELOPMENT PROPOSAL IS IN CONFORMANCE WITH THE GENERAL 
PLAN TO A DATE CERTAIN OF APRIL 24, 2012, BY M/COUNCIL 
MEMBER/AGENCY MEMBER BRESSETTE, S/MAYOR PRO TEMPORE/VICE 
CHAIR LAUTENSCHLEGER. 
APPROVED BY A VOTE OF 5-0. 

 

   JOINT CITY COUNCIL/PLANNING AGENCY ADJOURNMENT 
 

Mayor Carruth reconvened the City Council meeting at 9:09 PM.  All Council    
Members were   present. 

 

7. ADMINISTRATIVE REPORTS 
 

7.1 City Manager 
 

The City Manger made no reports. 
 

8. MATTERS AGENDIZED AND PRESENTED BY CITY COUNCIL MEMBERS AND 
MAYOR 

 
8.1 COUNCIL MEMBER KOGERMAN 

 
8.1.1 DISCUSSION OF THE PREPARATION OF A RESOLUTION TO 

ESTABLISH A FEE OF ONE PERCENT OF COX 
COMMUNICATIONS GROSS REVENUES FROM FRANCHISE 
FEES TO SUPPORT PUBLIC, EDUCATIONAL AND GOVERNMENT 
PROGRAMMING (PEG) TO BE PRODUCED BY LAGUNA HILLS 
HIGH SCHOOL 

 

Art Yoon, Director of Public Affairs for Cox Communications, spoke about the pros and 
cons of the establishment of a fee of one percent of Cox Communications gross 
revenues from franchise fees to support public, educational, and government 
programming to be produced by Laguna Hills High School. 
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There were six residents that spoke in favor of the establishment of a fee of one 
percent of Cox Communications gross revenues. 
 

There was one resident that was opposed to the establishment of a fee of one percent 
of Cox Communications gross revenues. 
 

There was no action taken by the City Council. 
 

9. CITY COUNCIL MEMBER COMMENTS 
 

MAYOR PRO TEMPORE LAUTENSCHLEGER 
 

Mayor Pro Tempore Lautenschleger indicated that he presented Certificates of 
Recognition from the City to the Laguna Hills High School wrestling team for their 15th 
consecutive League Championship.   
 

Mayor Pro Tempore Lautenschleger reported on his attendance at the League of 
California Cities meeting in Ontario, California, on March 29, 2012. 
 

Mayor Pro Tempore Lautenschleger reported on his attendance at the Southern 
California Association of Governments two-day meeting held in Laguna Hills. 

 
10. CLOSED SESSION 

 

Mayor Carruth recessed the meeting into Closed Session at 10:35 PM. 
 

10.1 CONFERENCE WITH REAL PROPERTY NEGOTIATOR 
 

Pursuant to Government Code Section 54956.8  
Property:                          24031 El Toro Road, Suite 301, Laguna Hills 
Agency Negotiator:   Bruce Channing, City Manager and Don White,   

Assistant City Manager 
Negotiating Parties:         City of Laguna Hills and the Law Offices of Fay Blix 
Under Negotiation:          Terms and Conditions of Lease Payment 

 

10.2 CONFERENCE WITH LEGAL COUNSEL - EXISTING LITIGATION 
 

Pursuant to subdivision (a) of Government Code Section 54956.9 
Name of Case:  Kirsten Cook, et al., vs. Transportation Corridor Agency, et 
al., Orange County Superior Court Case No.: 30-2012-00551394-CU-EI-CJC. 

 

10.3 CONFERENCE WITH LABOR NEGOTIATOR (CONTINUED) 
 

Pursuant to Government Code Section 54957.6 
Agency Negotiator:               Daniel C. Cassidy, Special Labor Counsel 
Unrepresented Employee:   City Manager 
Under Negotiation:               Terms and conditions of employment 
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Mayor Carruth reconvened the meeting at 11:20 PM.  All Council Members were 
present. 
 

There was no reportable action taken in Closed Session. 
 

ADJOURNMENT 
 

There being no further business before the City Council at this session, Mayor 
Carruth declared the meeting adjourned at 11:20 PM. 

 
 

PEGGY J. JOHNS, CITY CLERK 
 
ATTEST: 
 

MELODY CARRUTH, MAYOR 
 
 
 
APPROVED AT MEETING OF _________________________ 
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CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
PUBLIC SERVICES 

 
 
ISSUE: PROGRESS PAYMENT NO. 13 FOR LA PAZ ROAD WIDENING AT I-5 

IMPROVEMENT PROJECT, CIP NO. 159 
 
 
SUMMARY: 
 
Work on the La Paz Road Widening at I-5 Improvement Project, CIP No. 159, began on 
April 7, 2011, and is being performed by SEMA Construction, Inc.  Work performed in 
March included engineering, progress scheduling, site management, inlet protection, 
street sweeping, rain event planning, storm water sampling, signage, traffic control, 
clearing and grubbing, excavation, steel reinforcement, slope protection, asphalt 
concrete, signal and lighting, mobilization, and electrical.  The contractor has submitted 
the thirteenth progress payment request for approval including Contract Change Order 
No. 5.  The Change Order is necessary to address various items of extra work.    
Approval of the Progress Payment and Change Order is recommended.  In addition, it is 
recommended that the City Council approve Amendment No. 7 to Agreement for 
Consulting Services with Parsons Brinckerhoff, Inc., and Amendment No. 1 to 
Professional Services Agreement with Athalye Consulting Services, Inc., for minor 
changes to each consultant’s scope of work, fee and schedule.   
 
BACKGROUND: 
 
A routine monthly action for capital improvement projects is the submission, review, and 
approval of the contractor’s invoice.  Procedurally, field staff verifies the contractor’s 
quantities and matches them with the submitted invoice.  The unit prices and total costs 
of the project are confirmed by the office staff and a progress payment is then 
processed.  A ten (10) percent retention is withheld from each payment to assure final 
performance of the work.  The contractor for the project, SEMA Construction, Inc., has 
submitted the thirteenth progress payment for the subject project as follows: 
 
ITEM # DESCRIPTION  QUANTITY UNIT          $  AMOUNT 
  
    1  RE Office              .06 LS $  50,000.00 $    3,000.00 
    2  Progress Schedule             .06 LS $    3,000.00 $       180.00   
    3  Time Related Overhead             11 WD $    2,000.00 $  22,000.00     
    4  Construction Site Mgmt            .20 LS $  10,000.00 $    2,000.00 
    7  Temp Fiber Roll         2,375 LF $           2.20 $    5,225.00 
    9  Temp Check Dam                        120 LF $           1.80 $       216.00 
  11  Street Sweeping             .10  LS $  25,000.00 $    2,500.00 
  14  Rain Event Action Plan                   2 EA $       100.00 $       200.00 
  16  Storm Water Sampling               1 EA $       400.00 $       400.00  
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  17  Lead Compliance Plan            .25 LS $    7,900.00 $    1,975.00 
  18  Construction Signage            .10 LS $  40,400.00  $    4,040.00  
  19  Traffic Control System            .10 LS $  55,700.00 $    5,570.00 
  25  Temp Signal & Lighting                 .05 LS $  89,500.00 $    4,475.00  
  26  Portable Message Signs            .10 LS $    1,600.00 $       160.00 
  44  Clearing and Grubbing              .06 LS $100,000.00 $    6,000.00 
  45  Roadway Excavation                   225 CY $           6.73 $    1,514.25 
  52  Ditch Excavation                 50 CY $         37.00 $    1,850.00 
  53  Imported Borrow                        225 CY $         10.00 $    2,250.00 
  68  Hot Mix Asphalt (A)                    9.10  TN $         78.50 $       714.35  
  71  Hot Mix Asphalt (D)                     122 LF $           3.00 $       366.00 
  83  Bar Steel (RW)                   6,400 LB $             .92 $    5,888.00 
108  Rock Slope (No. 3)                     4.20 CY $       270.00 $    1,134.00 
109  Minor Conc (Ditch)             18 CY $       320.00 $    5,760.00 
110  Rock Slope Pro Fabric        19.30 SY $           3.50 $         67.55 
123  Crash Cushion               1 EA $  14,400.00 $  14,400.00 
124  Conc Barrier                      460 LF $         47.00 $  21,620.00 
131  Signal & Light (1)            .05 LS $126,497.46 $    6,324.87 
135  Ramp Meter System (3)           .03 LS $  13,900.00 $       417.00 
137  Fiber Communications           .10 LS $  61,900.00 $    6,190.00 
139  Mobilization                      .06 LS $402,578.80 $  24,154.73 
 
CCO No. 5 B1 – Comp Day                               1 LS $  22,000.00 $  22,000.00 
  C1 – Ped Button               1  LS $    1,881.00 $    1,881.00 
  D1 – Modify CBS DS              1 LS $    6,449.58 $    6,449.58 
                F1 – Concrete Gutter              1 LS $  17,000.00 $  17,000.00 
  G1 – Irrigation La Paz              1 LS $  12,421.33 $  12,421.33 
     H1 – Patch Column               1 LS $       546.33 $       546.33 
 
   Total To Date  $2,722,878.24 
   Less Prior Billing  $2,511,988.25 
   Total This Period  $   210,889.99  $210,889.99 
   Less 10% Retention      $(21,089.00) 
           $189,800.99 
 
CONTRACT CHANGE ORDER NO. 5 
 
Attached for City Council approval is Contract Change Order No. 5 (CCO #5) for various 
items of extra work incurred or expected to be incurred by the Contractor necessary to 
complete the work.  This CCO #5 also closes out some work in previous Contract 
Change Orders, adds miscellaneous work (primarily for underground construction), and 
adds eleven compensable working days to the contract per additional work in previous 
Contract Change Orders.  The total increase in the contract value is $61,004.59 and 
approval of CCO #5 is recommended. 
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AMENDMENT NO. 7 TO AGREEMENT FOR CONSULTING SERVICES WITH 
PARSONS BRINCKERHOFF, INC. 
 
Attached for City Council approval is Amendment No. 7 to the Agreement with our 
Design and Construction Support Consultant for the project.  The Amendment 
acknowledges a name change of the firm, extends the term of the services to the 
expected project completion date, and adds compensation for construction support and 
for additional bid and design services provided.  The total increase in the contract value 
is $44,904.00 and approval of Amendment No. 7 is recommended. 
 
AMENDMENT NO. 1 TO PROFESSIONAL SERVICES AGREEMENT WITH 
ATHALYE CONSULTING ENGINEERING SERVICES, INC. 
 
Attached for City Council approval is Amendment No. 1 to the Agreement with our 
Construction Management Consultant to address an extension of the term of their 
services and related additional work for inspection and material testing.  The total 
increase in the contract value is $77,000.00 and approval of Amendment No. 1 is 
recommended. 
     
FISCAL IMPACT: 
 
The progress payment is within the Capital Improvement Program Budget for the 
La Paz Road Widening at I-5 Improvement Project, CIP No. 159. 
              
 
RECOMMENDATION:  THAT THE CITY COUNCIL:  (1) APPROVE PROGRESS 
PAYMENT NO. 13, IN THE NET AMOUNT OF $189,800.99, TO SEMA 
CONSTRUCTION, INC.; (2) APPROVE CONTRACT CHANGE ORDER NO. 5; 
(3) APPROVE AMENDMENT NO. 7 TO AGREEMENT FOR CONSULTING 
SERVICES WITH PARSONS BRINCKERHOFF, INC.; AND (4) APPROVE 
AMENDMENT NO. 1 TO PROFESSIONAL SERVICES AGREEMENT WITH 
ATHALYE CONSULTING ENGINEERING SERVICES, FOR THE LA PAZ ROAD 
WIDENING AT I-5 IMPROVEMENT PROJECT, CIP NO. 159. 
              
 
ATTACHMENTS: 
 

• Change Order No. 5 
• Amendment No. 7 to Agreement for Consulting Services (Parsons Brinckerhoff) 
• Amendment No. 1 to Professional Services Agreement (Athalye) 
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CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
PUBLIC SERVICES 

 
 
ISSUE: 2012 WEED ABATEMENT PROGRAM 
 
 
SUMMARY: 
 
The Public Services Department requests that the City Council adopt a Resolution to 
formally initiate the annual Weed Abatement Program. 
 
BACKGROUND: 
 
Annually, in accordance with Government Code Section 39560, et seq., the City initiates 
a Weed Abatement Program to control noxious or dangerous weeds for health and safety 
purposes and for management of fire hazards.  The Weed Abatement Program 
procedures include the following general activities: 
 
March 2012  Inspect properties for potential weed abatement  
April 24, 2012 Adopt a Resolution declaring weeds to be a nuisance and declaring 

intent to abate weeds 
April 26, 2012 Mail notices to property owners of abatement requirements and 

scheduled Public Hearing 
May 22, 2012  Hold Public Hearing and adopt Resolution of abatement order 
June 20, 2012 Initiate City weed abatement for non-compliant private properties 
June 28, 2012 Send notice to property owners of abatement costs and scheduled 

Public Hearing 
July 10, 2012  Hold Public Hearing on assessment of weed abatement costs 
July 24, 2012  Submit costs to County Assessor’s office 
 
The attached Resolution initiates the Weed Abatement Program and authorizes the 
Public Services Department to send notices to property owners advising them to remove 
any public nuisance (weeds and rubbish among other things) that, when dry, become a 
fire hazard.  Property owners are advised that they have 30 days to comply with cleaning 
their property and that they may state their objections to the Weed Abatement Notice 
before the City Council at a Public Hearing to be held on May 22, 2012. 
 
The attached notice will be sent to approximately 530 properties.  The notice includes 
language as required by Code.  To soften this language, staff will also enclose an 
informational letter.  In the past, property owners have appropriately responded to the 
notices to abate weeds.  Last year, City contractors performed weed abatement on one 
private parcel.  
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The Weed Abatement work is performed on a contract basis, with a five-year contract 
issued to Igi’s Landscape Services on April 13, 2010.   
 
FISCAL IMPACT: 
 
The work has been budgeted for Fiscal Year 2012-2013 in the amount of $40,000.  Some 
of these costs will be recovered as an assessment upon the private parcels requiring 
abatement (if any), and the balance relates to the annual clearing of City-owned 
properties. 
 
              
 
RECOMMENDATION:  THAT THE CITY COUNCIL ADOPT A RESOLUTION 
ENTITLED: "A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF LAGUNA 
HILLS, CALIFORNIA, DECLARING WEEDS AND RUBBISH ON SPECIFIED 
PRIVATE PROPERTY TO BE A PUBLIC NUISANCE, COMMENCING PUBLIC 
PROCEEDINGS, AND SETTING A PUBLIC HEARING FOR MAY 22, 2012." 
              
 
ATTACHMENTS: 
 

• Resolution 
• Weed Abatement List 
• Weed Abatement Package 
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RESOLUTION NO. 2012-04-24-                   

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
LAGUNA HILLS, CALIFORNIA, DECLARING WEEDS AND 
RUBBISH ON SPECIFIED PRIVATE PROPERTY TO BE A 
PUBLIC NUISANCE, COMMENCING PUBLIC PROCEEDINGS, 
AND SETTING A PUBLIC HEARING FOR MAY 22, 2012 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF LAGUNA 
HILLS, CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS 
FOLLOWS: 

SECTION 1. Pursuant to Government Code Section 39560 et seq., weeds 
growing upon or in front of, and that rubbish, refuse, and dirt upon or in front of certain 
parcels of land described in the 2012 Weed Abatement List, which is attached hereto and 
is incorporated herein by this reference, constitute a public nuisance. 

SECTION 2. If the public nuisance is not abated and removed by the owner(s) of 
the parcels of land identified and described in the attached 2012 Weed Abatement List, 
it is the intention of the City Council of the City of Laguna Hills to have such nuisances 
abated and removed by City authorities in accordance with the abatement procedures 
set forth in Government Code Section 39560 et seq., in which case the cost of such 
removal shall be assessed upon the parcel and lands from which or in front of which 
such weeds, rubbish, refuse, and/or dirt are removed and that upon confirmation such 
cost will constitute a lien upon such parcel or lands until paid.  

SECTION 3. The weeds growing upon or in front of those certain parcels of land 
identified and described in the attached 2012 Weed Abatement List are seasonal and 
recurrent nuisances within the meaning of Government Code Section 39562.1 and, as 
such, upon the second and any subsequent occurrence of such nuisance on the same 
parcel or parcels within the same calendar year, no further public hearings shall be held. 

SECTION 4. The Director of Public Services/City Engineer of the City of Laguna 
Hills is hereby designated as the Public Officer to perform the abatement duties imposed 
by Government Code Section 39560 et seq. 

SECTION 5. The City Clerk is hereby directed, pursuant to Government Code 
Section 39567.1, to mail written notice of the proposed abatement to all persons owning 
property identified and described in the attached 2012 Weed Abatement List.  The City 
Clerk shall cause such written notice to be mailed to each person to whom such 
described property is assessed in the last equalized assessment roll available on the 
date this resolution is adopted by the City Council.  Such notices shall be mailed by the 
City Clerk at least five (5) days prior to the time for hearing objections by the City 
Council.  The notices mailed by the City Clerk shall be substantially in the form provided 
by Government Code Section 39566. 
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SECTION 6. A public hearing concerning proposed abatement, which shall be 
conducted by the City Council, is hereby set for 7:00 p.m., or as soon thereafter as is 
practicable, on Tuesday, May 22, 2012, in the City Hall Council Chambers located at 
24035 El Toro Road, Laguna Hills, California.  At such time, the City Council shall hear 
and consider all objections, if any, to the proposed removal of weeds, rubbish, refuse, 
and/or dirt.  By motion or resolution at the conclusion of the public hearing, the City 
Council shall allow or overrule any objections.  At that time, the City Council shall 
acquire jurisdiction to have City authorities proceed and perform the work of removal, 
pursuant to Government Code Section 39569, and shall issue an abatement order, 
which decision shall be final. 

SECTION 7. A copy of this Resolution shall be kept on file with the office of the 
City Clerk. 

PASSED, APPROVED, AND ADOPTED this 24th day of April 2012. 

 
 ____________________________________ 
 MELODY CARRUTH, MAYOR 
 
ATTEST: 
 
 
______________________________________ 
PEGGY J. JOHNS, CITY CLERK 
 
 
STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )  ss 
CITY OF LAGUNA HILLS ) 
 

I, Peggy J. Johns, City Clerk of the City of Laguna Hills, California, DO 
HEREBY CERTIFY that the foregoing is a true and correct copy of Resolution No. 
2012-04-24-  adopted by the City Council of the City of Laguna Hills, California, at a 
Regular Meeting thereof held on the 24th day of April 2012, by the following vote: 

AYES: 
 
NOES: 
 
ABSENT: 
 
ABSTAIN: 

 
(SEAL) 

 _____________________________________ 
 PEGGY J. JOHNS, CITY CLERK 
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CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
PUBLIC SERVICES 

 
 
ISSUE: SECOND CALL FOR PROJECTS FOR THE MEASURE M2 

ENVIRONMENTAL CLEANUP PROGRAM (ECP) TIER 1 GRANT 
 
 
SUMMARY: 
 
Measure M2 provides for two percent of gross revenue to be dedicated to protecting 
Orange County beaches and waterways from the conveyance of urban runoff associated 
with transportation-generated pollution.  The Measure M2 Environmental Cleanup 
Program (ECP) Tier 1 Grant ensures that funds will be used on a countywide competitive 
basis to meet Federal Clean Water Act standards for controlling transportation-generated 
pollution by funding nationally recognized Best Management Practices (BMPs) for water 
quality benefits.  Staff proposes to submit an application for the installation of debris gates 
(retractable catch basin screens) on 59 catch basin locations throughout the City as a part 
of this second call for projects for this funding program.  It is recommended that the City 
Council approve of the submission of an ECP funding application and adopt a Resolution 
as required.  
 
BACKGROUND: 
 
On February 21, 2012, the Orange County Transportation Authority (OCTA) issued the 
second call for projects for the Measure M2 ECP Tier 1 Grant.  An estimated $2.8 
million in Measure M2 funds for Fiscal Year 2012-2013 are being made available to 
eligible applicants, which include Orange County cities and the County of Orange, on a 
competitive basis.  The maximum grant amount is $100,000 per project, with a 
$500,000 maximum per agency.  A total of up to $19.5 million is available for the Tier 1 
Grant over a seven-year window from Fiscal Year 2011-2012 through Fiscal Year 
2017-2018. 
  
The Measure M2 ECP Tier 1 Grant is designed to mitigate the more visible forms of 
pollutants, such as litter and debris that collect on the roadways and in the catch basins 
prior to being deposited into waterways and the ocean.  It consists of funding for 
equipment purchases and installation of screens, filters, and inserts at catch basins.  
Funds allocated by OCTA for each awarded project will be available by July 1, 2012, 
and projects must begin construction by June 30, 2013.  A minimum match of 25% is 
required for this program.  The matching funds can be provided by cash contributions 
and/or in-kind services.  In-kind services can include salaries and benefits for 
employees who work directly on the project including on-going operation and 
maintenance of the equipment.  
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Previously, the City was awarded $61,950 for the installation of 69 debris gates from the 
first call of ECP funding in Fiscal Year 2011-2012.  This project is currently under 
construction and is anticipated to be complete in May 2012.  Staff recommends applying 
for an additional $70,350 for 59 new debris gate locations as part of the Fiscal Year 
2012-2013 second call for projects.  The minimum 25% matching requirements can be 
achieved from staff’s ongoing inspection and County crew maintenance of the proposed 
debris gates.  A Resolution in support of the funding application is required and is 
attached. 
 
Staff prepared the Measure M2 ECP Tier 1 Grant application based upon a proposal 
from G2 Construction, Inc. (formerly U.S Enviro-Net Services, Inc.) for its “CAM lock 
automatic retractable debris gates,” attached.  Since 2005, G2 Construction, Inc. has 
installed debris gates on over 170 catch basin inlets throughout the City.  They are 
currently in the process of installing 69 additional debris gates at various locations 
throughout the City based upon the Fiscal Year 2011-2012 ECP first call program.  The 
debris gates are designed to remain closed during dry weather to prevent trash, debris, 
animals, and pollutants from entering the catch basin.  The unwanted debris stays next 
to the curb for routine street sweeper pickup.  During heavy rain events, the gate 
automatically rises to prevent street flooding without staff assistance.  Once the water 
flow slows down, the gate automatically closes and remains closed when dry. The gates 
do require occasional maintenance to remain in good working order. 
 
It is proposed that a sole-source purchase of the debris gates provided by G2 
Construction be approved based upon information previously provided documenting the 
cost effectiveness of this product, the unique function of this product, ease of 
maintenance of this product, and consistency of this product throughout the City. 
 
FISCAL IMPACT: 
 
This project is included in the Fiscal Year 2012-2013 Capital Improvement Program 
Budget, CIP No. 412, in the amount of $65,000.  More grant funds are anticipated to be 
awarded to the City by OCTA than was expected at the time of the budget preparation.  
The total project cost is estimated to be $95,032 which will consist of $70,350 in grant 
funds and a future match requirement of $24,682.  The matching funds for the grant will 
be provided through in-kind services over a ten-year period within the Public Works 
Operating Budget through the work of the City’s Public Works Supervisor and County 
catch basin cleaning crews.  The current General Fund allocation to this project in the 
Capital Improvement Program Budget will be reallocated to the Operating Budget for 
the in-kind services, as necessary.   
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RECOMMENDATION:  THAT THE CITY COUNCIL:  (1) APPROVE THE GRANT 
APPLICATION FOR THE MEASURE M2 ENVIRONMENTAL CLEANUP PROGRAM 
TIER 1 GRANT; (2) ADOPT A RESOLUTION ENTITLED:  "A RESOLUTION OF THE 
CITY COUNCIL OF THE CITY OF LAGUNA HILLS, CALIFORNIA, AUTHORIZING AN 
APPLICATION FOR FUNDS FOR THE MEASURE M2 ENVIRONMENTAL CLEANUP 
PROGRAM TIER 1 GRANT UNDER ORANGE COUNTY LOCAL TRANSPORTATION 
ORDINANCE NO. 3 FOR THE LAGUNA HILLS DEBRIS GATES PROJECT;" AND (3) 
AUTHORIZE THE SOLE-SOURCE SELECTION OF G2 CONSTRUCTION, INC., FOR 
THIS WORK. 
              
 
ATTACHMENTS: 
 

• Resolution 
• G2 Construction, Inc., Proposal dated 4/6/12 
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RESOLUTION NO. 2012-04-24-                  

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF 
LAGUNA HILLS, CALIFORNIA, AUTHORIZING AN 
APPLICATION FOR FUNDS FOR THE MEASURE M2 
ENVIRONMENTAL CLEANUP PROGRAM TIER 1 GRANT 
UNDER ORANGE COUNTY LOCAL TRANSPORTATION 
ORDINANCE NO. 3 FOR THE LAGUNA HILLS DEBRIS 
GATES PROJECT 

The City Council of the City of Laguna Hills, California, hereby finds, 
determines, declares, and resolves as follows: 

WHEREAS, Orange County Local Transportation Ordinance No.3, dated 
July 24, 2006, and is known and cited as the Renewed Measure M Transportation 
Ordinance and Investment Plan, makes funds available through the Environmental 
Cleanup Program to help protect Orange County beaches and waterways from 
transportation-generated pollution (urban runoff) and improve overall water quality; and 

WHEREAS, the Environmental Cleanup Program (ECP) Tier 1 Grant 
consists of funding purchases and installation to catch basins with Best Management 
Practices, such as screens, filters, inserts, and other "street-scale" low flow diversion 
projects; and  

WHEREAS, Orange County Transportation Authority (OCTA) has 
established the procedures and criteria for reviewing proposals; and 

WHEREAS, the City of Laguna Hills possesses authority to nominate 
water quality improvement projects that have a transportation pollution nexus to finance 
and construct the proposed project; and 

WHEREAS, by formal action the City of Laguna Hills authorizes the 
nomination of the Debris Gates Project, including all understanding and assurances 
contained therein, and authorizes the person identified as the official representative of 
the City of Laguna Hills to act in connection with the nomination and to provide such 
additional information as may be required; and 

WHEREAS, the City of Laguna Hills will maintain and operate the 
equipment acquired and installed; and 

WHEREAS, the City of Laguna Hills will give OCTA's representatives 
access to and the right to examine all records, books, papers or documents related to 
the funded Measure M2 ECP Tier 1 Grant; and 

WHEREAS, the City of Laguna Hills will cause work on the project to be 
commenced within a reasonable time after receipt of notification from OCTA and that 
the project will be carried to completion with reasonable diligence; and 
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WHEREAS, the City of Laguna Hills will comply where applicable with 
provisions of the California Environmental Quality Act, the National Environmental 
Policy Act, the American with Disabilities Act, and any other Federal, State, and/or local 
laws, rules and/or regulations; 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF LAGUNA 
HILLS, CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS 
FOLLOWS: 

SECTION 1. The City Council of the City of Laguna Hills hereby authorizes 
Bruce E. Channing as the official representative of the City of Laguna Hills to apply for 
the Measure M2 ECP Tier 1 Grant for the Debris Gates Project. 

SECTION 2. The City Council of the City of Laguna Hills agrees to fund its share 
of the project costs and any additional costs over the identified programmed amount.  

PASSED, APPROVED, AND ADOPTED this 24th day of April 2012. 

 

 ____________________________________ 
 MELODY CARRUTH, MAYOR 
 
 
 
ATTEST: 
 
 
 
 
______________________________________ 
PEGGY J. JOHNS, CITY CLERK 
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STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )  ss 
CITY OF LAGUNA HILLS ) 
 

I, Peggy J. Johns, City Clerk of the City of Laguna Hills, California, DO 
HEREBY CERTIFY that the foregoing is a true and correct copy of Resolution No. 
2012-04-24-___ adopted by the City Council of the City of Laguna Hills, California, at a 
Regular Meeting thereof held on the 24th day of April 2012, by the following vote: 

AYES: 
 
 
NOES: 
 
ABSENT: 
 
ABSTAIN: 

 

(SEAL) 
 

 _____________________________________ 
 PEGGY J. JOHNS, CITY CLERK   
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CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
PUBLIC SERVICES 

 
 
ISSUE: AUTHORIZATION TO ADVERTISE FOR BIDS FOR THE CITYWIDE 

PAVEMENT REHABILITATION PROJECT, CIP NO. 101-H 
 
 
SUMMARY: 
 
Every two years, the City undertakes a pavement rehabilitation project focused upon 
residential streets.  Of the six geographic zones established in the Pavement 
Management Program (PMP), streets within two zones are scheduled for maintenance 
along with related repairs to concrete improvements of curbs, sidewalks, driveways, 
cross gutters, and some access ramps.  As the age of the City’s local streets has 
reached the 30 to 40-year range, the pavement maintenance has shifted from localized 
repairs followed by surface seals to major maintenance of localized repairs followed by 
new asphalt concrete overlays of the pavement surfacing.  Selected streets in two 
pavement zones, Zones A and D, are scheduled for pavement rehabilitation in the 
summer of 2012, consistent with the budget for this work.  The Plans and Specifications 
for the subject project have been prepared by staff and are on file with the office of the 
City Clerk.  Approval of the Plans and Specifications and authorization to advertise the 
project for bids is recommended.  
 
BACKGROUND: 
 
The single largest asset of the City is the public right-of-way and the associated street 
improvement infrastructure.  The City regularly invests funding in this asset to repair and 
improve the life of the street system.  Shortly after the City’s incorporation, a PMP was 
established to create a system to plan and budget for the preservation of the City’s 
street improvements.  The PMP established six geographic zones throughout the City 
representing approximately one-sixth of the total City pavement area in each zone.  The 
PMP is updated every two years, assigns a numeric value to each street (the Pavement 
Condition Index or PCI) representing the condition of the pavement on a zero to one 
hundred point scale, and estimates the budget needed to improve the streets to an 
acceptable level.  For cost efficiencies, the City has historically implemented a 
pavement rehabilitation project in two of the Zones every two years. 
 
The subject pavement rehabilitation project is scheduled for the summer of 2012 in 
Zones A and D.  As the age of the City’s local streets has reached the 30 to 40-year 
range, this maintenance work has shifted from localized repairs followed by surface 
seals to major maintenance consisting of localized pavement removal and replacement 
followed by new asphalt concrete overlays of the pavement surfacing.  Selected streets 
in both pavement Zones A and D are scheduled for pavement rehabilitation in the 
summer of 2012 and are depicted on the attached area maps.  The streets selected for 
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this major maintenance have been chosen based upon the PCI, a current field review, 
and the budget.  Repairs to concrete improvements of curbs, sidewalks, driveways, 
cross gutters, and some access ramps throughout Zones A and D are also included in 
the project.  The streets in these Zones that are not scheduled for maintenance at this 
time will be maintained in future years.  In order to prepare the project for construction 
beginning in early July 2012, it is necessary to advertise the project for bids at this time. 
 
The plans and specifications for the Citywide Pavement Rehabilitation Project, 
CIP No. 101-H, have been completed by staff and are on file with the office of the City 
Clerk.  The Engineer’s Estimate for this project is $1,750,000.  Depending upon the bid 
results, somewhat fewer streets or additional streets may be included in the project. 
 
FISCAL IMPACT: 
 
The Citywide Pavement Rehabilitation Project, CIP No. 101-H, is included in the Fiscal 
Year 2012-2013 Capital Improvement Program Budget in the amount of $1,762,000.  
              
 
RECOMMENDATION:  THAT THE CITY COUNCIL APPROVE THE PLANS AND 
SPECIFICATIONS AND AUTHORIZE THE ADVERTISEMENT FOR BIDS OF THE 
CITYWIDE PAVEMENT REHABILITATION PROJECT, CIP NO. 101-H.   
              
 
ATTACHMENTS: 
 

• Zone A area map (two sheets) 
• Zone D area map 
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CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
COMMUNITY DEVELOPMENT 

 
 
ISSUE: ZONING TEXT AMENDMENT NO. 01-12-2163, AN ORDINANCE 

ADDING CHAPTER 9-93, ENTITLED "REASONABLE 
ACCOMMODATION FOR PERSONS WITH DISABILITIES," TO THE 
LAGUNA HILLS MUNICIPAL CODE, PROVIDING A PROCEDURE FOR 
GRANTING REASONABLE ACCOMMODATION IN THE CITY'S 
ZONING AND LAND USE REGULATIONS, POLICIES, AND 
PRACTICES PURSUANT TO FEDERAL AND STATE FAIR HOUSING 
LAWS. 

 
 
SUMMARY: 
 
The public notice for this zoning text amendment was incorrectly distributed as a 
Planning Agency item when this item is subject to review by the City Council.  
Therefore, staff must provide the proper public notice as a City Council agenda item and 
anticipates bringing this item forward for review by the City Council at the regular 
meeting of May 8, 2012.  No action is required of the Planning Agency at this time.   
              
 
RECOMMENDATION:  THAT THE PLANNING AGENCY RECEIVE AND FILE THIS 
REPORT. 
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CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
COMMUNITY DEVELOPMENT 

 
 
ISSUE: SITE DEVELOPMENT PERMIT/CONDITIONAL USE PERMIT/PARKING 

USE PERMIT NO. 12-11-2131, A REQUEST BY MOULTON LA PAZ, 
LLC, TO REMODEL AND EXPAND THE MOULTON LA PAZ 
SHOPPING CENTER AT 26534-26562 MOULTON PARKWAY, 
INCLUDING THE ADDITION OF APPROXIMATELY 30,000 SQUARE 
FEET OF NEW COMMERCIAL SPACE, UPDATED FACADES, AND 
NEW PARKING LOT LAYOUT AND LANDSCAPING, CONSIDERATION 
OF A DETERMINATION THAT THE DISPOSAL OF CERTAIN CITY-
OWNED REAL PROPERTY INCLUDED IN THE DEVELOPMENT 
PROPOSAL IS IN CONFORMANCE WITH THE GENERAL PLAN, AND 
CONSIDERATION AND APPROVAL BY THE CITY COUNCIL OF A 
PROPOSED REAL PROPERTY PURCHASE AND SALE AGREEMENT 
ENTITLED "AGREEMENT FOR PURCHASE AND SALE BY AND 
BETWEEN MOULTON LA PAZ, LLC, AND CITY OF LAGUNA HILLS," 
CONCERNING THE PROPOSED SALE OF PARCEL 1 (3.365 ACRES) 
OF FINAL PARCEL MAP NO. 2009-134 TO ALLOW FOR THE 
REMODEL AND EXPANSION OF THE MOULTON LA PAZ SHOPPING 
CENTER.  

 
 
SUMMARY: 
 
Moulton La Paz, LLC, the owner of the Moulton La Paz Shopping Center, (the 
“Applicant”) has submitted plans to remodel and expand the Moulton La Paz Shopping 
Center at located at 26534-26562 Moulton Parkway in the Community Commercial 
Zoning District (CC). The proposed development project will include expanding the 
shopping center over an unimproved City-owned open space parcel formally described 
as Parcel 1 (3.365 acres) of Final Parcel Map No. 2009-134, which staff has 
recommended be sold by the City to the Applicant for just over $2.75 million. The 
proposed sale of the property requires City Council approval of the attached agreement 
entitled “AGREEMENT OF PURCHASE AND SALE BY AND BETWEEN MOULTON LA 
PAZ, LLC AND CITY OF LAGUNA HILLS” (the “Purchase and Sale Agreement”).  
 
Approximately 30,000 square feet of new general commercial space will be created. 
The buildings in the existing center will be remodeled to provide a cohesive look 
between the new and old portions of the center. Additionally, parking and landscaping 
will be completely renovated. The Applicant has demonstrated that the project complies 
with all aspects of the Laguna Hills Municipal Code. A Site Development Permit is 
nevertheless required for development projects such as the proposed project. 
Additionally, a Parking Use Permit is required for the subject project due to the fact that, 
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much like other commercial retail centers, parking is shared among the multiple 
buildings and uses in the shopping center. 
 
Because the project involves items which both the City of Laguna Hills’ Planning 
Agency and City Council must approve for the project to go forward, the items are being 
considered through a joint Public Hearing between the Planning Agency and City 
Council and the requested entitlements and Purchase and Sale Agreement are being 
processed concurrently. The Planning Agency is required to consider and act on the 
project’s requested zoning approvals and the City Council is required to consider and 
act on the proposed Purchase and Sale Agreement. In addition to the sale of the land, 
other key features of the Agreement relate to easements the City will provide in favor of 
the development, or that the City will retain over the development. These include the 
following: 
 

• The City will provide an offsite easement encumbering nearly 30,000 square feet 
of land on City property contiguous to the proposed development for the purpose 
of allowing improvements for water quality and storm water runoff that benefit the 
proposed project; 
 

• The City will receive new storm drain easements to ensure adequate drainage in 
the area is maintained; 

 
• The City will retain substantial easements of approximately 1-acre over Parcel 1 

for landscaping and trails; 
 

• The City will provide the development with the opportunity to use a portion of its 
landscaping and trail easement area for “biofilter” improvements; and 

 
• The City acknowledges an access easement across Parcel 1 from La Paz Road 

to the shopping center.  
 
Staff has negotiated one-time payments of $211,416 in exchange for certain 
easements. 
 
Neighborhood concerns have been raised over the project primarily as a result of views 
adjoining residential properties will have of higher roof design features proposed as part 
of the renovation of the existing buildings. Concerns have also been raised over how 
new buildings will alter or block existing views of Moulton Parkway and La Paz Road, 
the San Joaquin Hills to the west, and the open space parcel. Concerns have also been 
expressed over additional noise, traffic, light and glare from increased activity on the 
site from new development. A history of inadequate property maintenance of the slopes 
at the rear of the center behind existing retail buildings has also been raised as a point 
of concern. 
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The City will be relying on the General Plan Program Environmental Impact Report (the 
“PEIR”) as the environmental clearance for the project. To describe how the proposed 
project is consistent with the PEIR, an environmental checklist was prepared to 
compare specific project impacts with impacts analyzed in the PEIR. Staff’s conclusion 
is that the impacts anticipated as a result of the project are addressed in the PEIR, and 
that mitigation from the PEIR has been required to avoid significant impacts. 
 
Finally, the project directly implements the City’s 2009 General Plan which identifies the 
extension of the project’s proposed commercial development into Parcel 1 as a key 
opportunity resulting in the redevelopment of the area, improving the pedestrian 
environment along La Paz Road, ensuring adequate drainage facilities, retaining local 
and regional trails, and enhancing the visual appeal of the open space corridor.  
 
The entire project, including the renovation of the existing Moulton La Paz Shopping 
Center, is contingent on the City selling Parcel 1 to the Applicant. The sale of Parcel 1 
to the Applicant will provide the City with funding necessary to complete the landscape 
renovation and environmental remediation of the remaining open space corridor area 
(also known as Parcel 2).  
 
AUTHORITY: 
 
Actions by both the Planning Agency and the City Council will be required on different 
aspects of the project. The Planning Agency will: 
 

• Consider the development proposal for the commercial center (as described in 
the plans and justification letter submitted for SDPM/CUP/PUP No. 12-11-2131), 
including the new construction and design of the center and a parking use permit 
for shared parking pursuant to Chapters 9-28 and 9-92 of the Laguna Hills 
development code; and  
 

• Consider a determination that the proposed disposal (sale) of certain publicly- 
owned real property included in the development proposal is in conformance with 
the General Plan, pursuant to Section 65402 of the California Government Code 
and as described by Attachment 3 to this report. 

 
The City Council will: 
 

• Consider the proposed sale of the certain unimproved City-owned real property 
described more particularly as Parcel 1 (3.365 acres) of Final Parcel Map No. 
2009-134, through approval of the proposed Purchase and Sale Agreement set 
forth as Attachment 2 to this report. Government Code Section 37350 authorizes 
cities to dispose of real property under its ownership. 
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BACKGROUND: 
 
During the most recent General Plan update (2009), the City Council designated the 
northeast corner of Moulton Parkway and La Paz Road, and more particularly the 
subject site as an “opportunity area.” According to the General Plan, an opportunity area 
is a site where future land use change is very likely to occur throughout the planning 
horizon of the General Plan. Opportunity areas represent sites in Laguna Hills that offer 
centrality and favorable market conditions and fulfill current needs for the City’s 
commercial and housing markets in a changing economy. The Moulton La Paz 
Opportunity Area is characterized by unimproved open space, placed in such a way that 
it creates a natural opportunity for commercial expansion at the intersection of Moulton 
Parkway and La Paz Road, while maintaining and promoting an improved scenic, 
passive-use open space corridor and trail system on the majority of the space. At the 
time of the adoption of the General Plan, in anticipation of this project, a portion of the 
open space corridor closest to the intersection (and the existing commercial center) was 
re-designated as Community Commercial and was subsequently re-zoned CC.  
 
At a future date, the City Council will be presented with a project to environmentally 
remediate, restore, and enhance Parcel 2 (7.903 acres) of Final Parcel Map No. 2009-
134, which is the remainder of the City’s open space along the north side of La Paz 
Road, between the commercial center and Alameda Avenue (a distance of 
approximately 1,400 feet). This open space landscape enhancement project is in its 
preliminary design phase (see Attachment 10 for concept plan); however, the City and 
the Applicant have been working cooperatively to coordinate the design of both projects 
to ensure compatibility and accessibility between the two uses.  
 
Throughout the General Plan update process, the City held public meetings to seek 
resident input over potential land use changes proposed for the General Plan. One such 
workshop was held on May 22, 2008, where the City held a workshop to review land 
use alternatives for the Moulton and La Paz open space. To ensure local neighborhood 
input was included, City records indicate all property owners bordering the Moulton La 
Paz Opportunity Area were sent a notice of the workshop and 16 residents from the 
neighborhood attended the workshop meeting. Furthermore, General Plan Update 
workshops and public hearings were published in the Laguna Hills City Views 
publication as well as area newspapers. Attachment 6 identifies the various notices and 
publications the City provided to the residents of the City and neighborhoods 
surrounding the General Plan Opportunity Areas.  
 
 
PROJECT DESCRIPTION AND ANALYSIS: 
 
The proposed renovation and expansion of the Moulton La Paz Shopping Center 
specifically includes the following: 
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• Renovation of existing shopping center buildings to a “California Coastal” 
architectural style. This will include roof and façade elements to provide more 
architectural articulation as well as new colors and materials. The existing 
shopping center is 6.69 acres, comprised of 22 stores in four buildings with a 
total floor area of 59,107 square feet. The roof design features add architectural 
prominence and quality to the center unlike the present design which lacks visual 
appeal and quality. 
 

• Expansion of the existing center onto approximately 3.3 acres of unimproved 
open space area currently owned by the City.  The expansion of the commercial 
center will produce a net increase of 29,098 square feet of commercial area 
accomplished through the construction of a new +/- 20,400 square foot free-
standing market in the southwest portion of the site, the construction of a new 
8,400 square foot free-standing retail building in the southeast portion of the site, 
a new 3,300 square foot retail building on the west side of the site adjacent to 
Moulton Parkway, and the renovation of an existing +/- 8,000 square foot retail 
building resulting in a partial demolition of the building down to 4,920 square feet. 
All new and reconfigured buildings will be designed in the aforementioned 
“California Coastal” style.  

 
• Renovation of the existing parking area. The parking area will be re-graded, re-

striped, and landscaped to be more efficient and functional as well as integrate 
the new parking areas. Angled parking will be eliminated in favor of 90 degree 
parking stalls. New tree wells will be installed in the parking area to add visual 
quality to the center’s main parking field. Currently the main parking area has 
about 10 tree well/ planter areas covering over 60,000 square feet whereas the 
planned renovations will add 30 more tree well/ planter areas.  The renovation of 
the center will also include the construction of on-site underground water 
detention facilities to ensure compliance with the City’s water discharge 
obligations under its municipal storm water National Pollutant Discharge 
Elimination System (NPDES) permit applicable to the project area.  

 
• Parking Use Permit (PUP). The Municipal Code establishes different parking 

ratios for different types of uses. These ratios treat each individual use in the 
project as a stand-alone use at maximum demand. At a shopping center, the 
PUP process allows the City to review and determine parking efficiencies 
between uses. A parking study essentially recognizes that parking demand for 
different uses in a shopping center varies throughout the day and determines the 
appropriate number of spaces needed to meet the various parking demand 
periods. For example, the peak parking for restaurant uses is typically mid-day 
during the week and during the evenings on weekends. For a grocery use, peak 
periods typically occur during the early evening during the week. The parking 
study evaluates the peak parking demand for all uses and determines the 
number of spaces needed to meet the peak demand. 
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A parking supply-demand analysis was conducted by Linscott, Law & Greenspan 
which used a methodology combining shared parking usage patterns 
(recognizing the demand for different types of uses vary). Using this 
methodology, the parking study found that there is adequate parking for all 
existing and proposed uses at the subject site, and it is reasonable for all project 
components to share the parking facilities. The parking supply-demand analysis 
determined that peak parking would result in a demand for 324 spaces versus a 
supply of 444 spaces. Therefore, there will be an adequate parking supply for the 
project after the project is built out. 

 
• Site grading. The scope of improvements proposed will also include grading of 

up to 11,000 cubic yards over the entire project site (including vacant Parcels 1 
and 2), the grubbing and clearing of existing stands of eucalyptus trees (totaling 
approximately 80 in number) located on the City-owned open space Parcel 2, 
and the construction of water quality improvements designed to temporarily 
retain and retard the flow of a small amount of storm water runoff to comply with 
NPDES/Hydro modification requirements. Staff notes that 11,000 cubic yards of 
grading is roughly the equivalent of between six and nine inches of grading over 
the entire open space parcel (+/- 11.2 acres). 
 

Staff notes that approval of a Master Sign Program is not part of the project approvals 
requested at this time. A condition of approval requires the Applicant to file a Master 
Sign Program application for review and approval (Condition 22). The applicant’s 
“Letter of Justification” is included as Attachment 4.  
 
Neighborhood Concerns 
In addition to the staff review process used to ensure the project complies with the 
City’s development standards, a number of contacts were made with residents in the 
neighborhood, who live north and east of the shopping center, to identify issues 
residents may have with the proposed renovations and expansion of the center. 
Besides the mandated public notice requirements, staff provided a courtesy notice to 
property owners within 300 feet in early February, advising owners of the proposed 
project. Staff also met with approximately 30 residents at an informational meeting on 
April 3, 2012. Comments collected by staff are included as Attachment 8. 
 
Individual site visits were also made to eight properties on Sundance Avenue (3 
homes), Los Alamitos Avenue (4 homes), and Monte Royale (1 home). Staff has also 
met with and spoken with individual homeowners on several occasions.  
 
While a variety of issues have been raised, the following describes the issues that 
neighbors have raised as primary concerns - namely aesthetics, noise, and traffic.  
 
Aesthetics 
The proposed project will create articulated roof lines, a variety of exterior wall 
treatments, and varied wall planes in a well designed “California Coastal” architectural 
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theme which communicates the City’s character as a highly desirable place to live. 
While existing buildings are typically 25 feet high, the in-line building (Shops A, Shops 
B, and Pad A) renovations will introduce new architectural roof elements such as 
decorative hip and gable roof features over some tenant spaces that reach as high as 
41 feet. The proposed market building also reaches 44 feet. The development 
standards for the CC zone list 40 feet is the maximum height of buildings, however, 
LHMC Section 9-02.070 grants the Community Development Director the authority to 
grant minor deviations to development code standards, including height limits, so long 
as the deviation does not exceed 10 percent. In this case, staff supports the additional 
four feet of height because of the building roof line articulation and design features the 
height allows.  
 
Generally, the new roof elements are spaced every 20-40 feet to add visual interest to 
the redesigned building facades and do not cover the entire roof surface area. Only the 
front building facades receive this treatment leaving the roof structure behind the 
facades as-is. They tend to have a depth of around 20 feet over a roof area that has a 
depth of 60 to 100 feet depending on the size of the tenant space.  Between the roof 
elements, the existing building heights are typically maintained. The smaller new retail 
buildings (Shops C and D and Pad B) will exhibit the same features – main building roof 
lines will be maintained around 25 feet with decorative roof elements reaching up to 35 
feet and a depth of 20 feet over roofs that span 60 feet. Page 14 of the plans depicts 
roof cross sections at various points on existing and new buildings. Where new 
elements are proposed over existing roof lines, the cross sections help identify the 
difference between existing and new roof line height. 
 
The proposed market building located adjacent to La Paz Road will be of a different 
architectural character since the building bulk and mass is more substantial measuring 
130 feet by 170 feet. The building roof line varies between 28 to 44 feet with higher roof 
elements located at building corners and the main building entrance. Although gable 
and hip roof elements are also used, the elements have more depth and bulk as a result 
of the market’s larger building footprint.  
 
During discussions, site visits, and meetings with residents, staff’s assessment is that 
four “categories” of view issues emerged. One property owner on Monte Royale raised 
concerns over views of the open space and La Paz Road. Owners on the north half of 
Los Alamitos Avenue have concerns over maintaining views of the San Joaquin Hills to 
the west, views of new façade roof lines, and views of equipment. Owners on the south 
half of Los Alamitos Avenue were concerned about maintaining their views of the San 
Joaquin Hills to the west. Owners on Sundance Avenue were concerned about the 
introduction of more negative visual elements via new façade roof lines being 
introduced to their existing views of roof top equipment and roof parapets. 
 
To address the concerns from residents living on Monte Royale and Los Alamitos 
Avenue regarding views, and to understand how these design elements might affect 
views to the west, a view shed analysis was conducted using photo simulations, cross-
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sections, and site visits.  Homes used in the analysis were 26485, 26495 and 26501 
Los Alamitos Avenue and 24632 Monte Royale Street. These properties were chosen 
since they maintain the lowest grade elevations in relation to the planned renovations. 
Therefore, they have the potential to be the most directly affected by higher design 
elements relative to views of the open space and of the hills to the west. The critical 
vantage point from the homes was determined to be at five feet above the grade of 
existing back yards at the existing rear walls of homes which has been identified at 276 
feet (mean sea level or msl) resulting in a critical vantage point of 281 feet msl. The rear 
walls of homes at the ground floor were used since vistas from interior spaces like 
kitchens and living rooms located at the rear of residences were observed during site 
visits.  
 
The residence at 26485 Los Alamitos Avenue was selected to understand potential view 
issues for homes on the north side of Los Alamitos Avenue. Homes to the north have 
more direct views of the center’s parking area and existing façade and roof. Existing 
roof top equipment is also visible and becomes more prominent further north on Los 
Alamitos Avenue. Simulated views are found on Page 15 of the project plans. Because 
of the open views, proposed façade roof lines are visible as well as new buildings in the 
foreground. However the view of the San Joaquin Hills to the west remains intact. In 
Attachment 7, the photos for 26471 Los Alamitos Avenue also depict the view of 
existing equipment which is typical for homes on the north half of Los Alamitos Avenue. 
 
For the homes located on Monte Royale (24632 Monte Royale) and the south half of 
Los Alamitos Avenue (26495 & 26501 Los Alamitos Avenue) only roof elements that 
reach 32 feet or higher will exceed the building pad height of residences. The only 
element that exceeds 32 feet is the cupola over the Shops B building which is identified 
at 36 feet. For the property at 24632 Monte Royale Street, the south half of new building 
Shops D will be visible. However, staff believes landscape screening proposed will 
reduce or eliminate the view of the structure from the property. This landscaping will be 
included as part of the proposed project and as part of the improvement of the City’s 
remaining open space area east of the Moulton La Paz shopping center site. In addition 
a proposed landscaped berm located behind the building will screen roughly half of the 
building height. The east building elevation depicted on Page 7 of the project plans 
illustrates the approach described above.  
 
Homes further north were not included in the simulations of the San Joaquin Hills since 
new construction height is below the critical vantage point of the home. For example the 
property at 26471 Los Alamitos is at 282 feet resulting in a critical vantage point of 287 
feet at the rear house wall. The height of the most visible roof element will be at 285 feet 
and is determined not to be in the line of sight a viewer may have of the San Joaquin 
Hills. Since homes further north along Los Alamitos and Sundance Avenues (which are 
contiguous to the shopping center on the north/ northeast side) are higher in elevation 
than homes used in the analysis, no additional simulations or cross-sections were 
necessary as the proposed new construction will be 5 to 10 feet or more below the 
critical vantage point of each property.  
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Although homes north/northeast of the project did not have their views of the San 
Joaquin Hills impacted, several residents expressed concerns that the proposed 
renovations will exacerbate the already poor visual quality of their views of the shopping 
center which is dominated by the center’s roof and roof top equipment. Homes on the 
north half of Los Alamitos Avenue and on Sundance Avenue have fairly open views of 
the existing shopping center parking area, roof structures and roof-top equipment. While 
the height of the roof structure will not be changed, roof parapets will increase in height 
over existing conditions. Attachment 7 depicts the existing views certain homes have of 
the center’s rooftops. As a result of the existing conditions, adjoining property owners 
believe new improvements will only add to the existing negative visual conditions, 
especially as viewed from second story living spaces. Several comments were received 
during public outreach activities advocating for the elimination of new roof elements 
from the plan. Staff noted new buildings will be located between 300 and 500 feet away 
from homes and will not have the same affect due to distance from residences and 
proposed new landscape screening in the parking areas. 
 
Noise  
While noises customary to neighborhood commercial centers, such as people talking, 
music, personal vehicle, trash truck, and delivery noise, have been present at the 
existing center, additional commercial space is proposed, adding to the existing noises 
already present at the site. Noise from trash pick-up at new trash enclosures and 
deliveries related to the proposed market are the two main sources of potential new 
noise associated with the project. There is one new trash enclosure at the south end of 
Shops B that is approximately 150 feet from the nearest residence. This distance 
combined with the vertical grade change as well as a block retaining wall between the 
trash enclosure and the residences provides sound attenuation to limit the noise 
impacts of trash pick-up. The market will have regular deliveries as a part of its typical 
operations. Care has been taken in providing as much sound attenuation as needed to 
limit the noise associated with deliveries that can be heard by neighboring properties. 
The loading dock area is approximately 350 feet from the nearest residence to the east 
and 500 feet from residences to the north. Sounds associated with the loading dock 
area are further attenuated by the grade change between the center and residential 
properties, a wall that screens the loading dock area, and buildings (Shops B and new 
Shops D). Further the project operations will be subject to the noise ordinance (LHMC 
5-24), which has very restrictive allowable noise levels during nighttime hours (between 
the hours of 10:00 pm and 7:00 am) (see Condition 24). 
 
Construction noise will also occur during construction of the project. This will be a short-
term impact, applicable only during construction. Should the Planning Agency and City 
Council approve the project at this time, the Applicant expects that construction will be 
completed by April 2013. As in the case of operational noise, all construction will be 
required to comply with the noise ordinance. Construction is permitted from 7:00 am – 
8:00 pm Monday-Friday; 8:00 am – 8:00 pm on Saturday; and no construction is 
permitted on Sundays or Federal Holidays.  
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The attached Initial Study (Attachment 5) describes potential noise sources and project 
design features and improvements that reduce noise to an acceptable level as dictated 
by the Municipal Code and the City’s General Plan including the Program EIR. 
 
Traffic  
The net addition of approximately 30,000 square feet of commercial space will not have 
any significant impacts on traffic circulation in the surrounding area. To define exactly to 
what extent traffic would be impacted, a traffic study was prepared by the engineering 
and planning firm of Linscott, Law & Greenspan on December 23, 2011, and updated 
on March 16, 2012. The traffic study projects that the proposed project would result in 
an increase of 2,297 daily trips on the circulation network and up to 190 peak hour trips. 
Surrounding intersections and the project driveways were studied. Based on level of 
service (LOS) ratings of A through F with LOS A being best, all study intersections will 
remain at LOS A except at the intersection of Moulton Parkway and Alicia Parkway 
where the existing LOS was LOS B and will remain at LOS B. The Public Services 
Department has reviewed the traffic study for accuracy and sufficiency, and no negative 
impacts on traffic are expected as a result of this project. The study also addressed left 
turn lanes from eastbound La Paz Road into the shopping center and predicted that the 
existing storage space for 5 vehicles was sufficient for the peak demand which was not 
expected to exceed 1 vehicle. The minimum acceptable LOS the City accepts is LOS D 
except for certain arterials which can drop to LOS E. Because the project does not 
result in any significant traffic impacts based on accepted traffic engineering principles, 
no traffic signals were warranted. 
 
 
PURCHASE & SALE AGREEMENT DISCUSSION: 
 
This project was anticipated in the City’s 2009 General Plan Update and was 
specifically identified as an Opportunity Study Area.  The General Plan states:  “The key 
opportunity in this area is to extend the Community Commercial land use designation 
about 150 feet south.  This would result in the loss of approximately 2.2 acres of 
unimproved, dedicated open space.  This open space primarily consists of dirt and 
interspersed eucalyptus trees.  The extension of the Community Commercial 
designation could allow redevelopment of the area with a minor expansion of square 
footageM”  (General Plan Update, page LU-24).  Consistent with the land use 
designations and the goals, policies, and objectives of the City’s Updated General Plan, 
the City now seeks to utilize Parcel 1 for its highest and best use as retail commercial, 
while creating a funding source for the environmental remediation, restoration, and 
enhancement of the remaining open space area (Parcel 2) and the City’s Landscape 
and Equestrian Trail Easement through the sale of Parcel 1 to the Applicant for 
commercial development.   In fact, the entire project, including the renovation of the 
existing Moulton La Paz Shopping Center, is contingent on the City selling Parcel 1 to 
the Applicant.  Parcel 1 is approximately 3.365 gross acres and is encumbered with a 
City Landscape and Equestrian Trail Easement covering about 1 acre.  The proposed 
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sale of Parcel 1 to the Applicant will add about 2.34 net acres to the Moulton La Paz 
Shopping Center and will allow the Applicant to proceed with the proposed center 
remodel and expansion project, while providing the City with funding necessary to 
complete the landscape renovation and environmental remediation of Parcel 2 (i.e., the 
remaining open space corridor area). 
 
Staff has been in discussions with the Applicant since the General Plan Update process 
began in 2008, but the proposed project was delayed by the economic recession.  
Negotiations began in earnest this past September after the Applicant secured a 
commitment from a major grocer tenant.  The City had the property appraised in 
October of 2011 with an addendum to that appraisal dated April 3, 2012.  The agreed 
upon purchase price of the property is at or above the fair market value of the property 
in “as-is” condition.  The cost to bring the property to a level and ready for development 
condition is estimated in excess of $1.25 million and will be borne by the Applicant. 
 
Attached to this report (Attachment 2) is the proposed Purchase and Sale Agreement.  
The following are some of the more salient business terms related to the proposed sale: 
 

1. The purchase price is $2,760,677. 

2. The property will be sold by the City to Moulton La Paz, LLC, (the “Buyer”) in “as-
is” condition.  All improvements necessary to bring the property to a level pad 
and ready for development condition, including the relocation of the existing 
storm drain, will be borne by the Buyer.   

3. Within five (5) business days after the Effective Date of the Agreement, Buyer 
shall deposit (i) ten percent (10%) of the Purchase Price with the Escrow Agent 
in immediately available federal funds (the “10% Deposit”) and (ii) an additional 
two percent (2%) of the Purchase Price with the Escrow Agent in immediately 
available federal funds (the "2% Deposit") (the 10% Deposit and 2% Deposit are 
collectively referred to as the "Deposit")  If Buyer fails to deposit the Deposit 
within the time period provided, Seller may terminate this Agreement by written 
notice to Seller and Escrow Agent, in which case the Agreement shall be null and 
void . 

4. If the Closing occurs, the Deposit shall be paid to the City and credited against 
the Purchase Price at the Closing.  If the Closing does not occur in accordance 
with the terms of the Agreement without default (beyond any applicable notice 
and cure period) by Buyer, the Deposit shall be delivered by Escrow Agent to 
Buyer; provided, however, that, concurrently with the expiration of the Inspection 
Period, the 2% Deposit shall become entirely non-refundable for any reason 
except in the event Closing does not occur due to a default (beyond any 
applicable notice and cure period) by the City. 
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5. The City will grant to the Buyer a non-exclusive water quality easement (the 
“Water Quality Easement”) over 29,798 square feet in the westerly portion of 
Parcel 2 in favor of Parcel 1 and adjacent Lot 25 of Tract 11237 to be used as 
credit for compliance with NPDES and other state and federal water quality and 
storm water runoff requirements.  As consideration for the City granting this 
Water Quality Easement, the Buyer will pay the City $56,616 in cash upon the 
close of escrow.  The presence of this Water Quality Easement will not 
compromise or change the character of the open space. 

6. The City will grant to Buyer a temporary construction license to allow the Buyer to 
enter Parcel 2 for the purpose of constructing an earthen berm on the westerly 
end of Parcel 2 and grading the Water Quality Easement area. 

7. After the Buyer has brought the City’s Landscape and Equestrian Trail Easement 
and the Water Quality Easement to finished grades, as defined on a City-
approved grading plan, the Buyer will provide a line and grade certification 
satisfactory to the City’s Engineer for purposes of allowing City to construct and 
maintain landscaping and related improvements within the Landscape and 
Equestrian Trail Easement.   City agrees to grant to the Buyer the right to install 
and maintain biofilter improvements over portions of the City’s Landscape and 
Equestrian Trail Easement for purposes of water quality filtration.  As 
consideration for this right and to help off-set City’s landscaping and 
maintenance costs associated with the Landscape and Equestrian Trail 
Easement, the Buyer will pay the City $154,800. 

8. The City reserves a new storm drain easement within Parcel 1 to accommodate 
the future relocation and realignment of the existing storm drain, to be 
constructed by and at the sole cost of the Buyer. Upon completion of the storm 
drain relocation work, the City will vacate portions of the existing storm drain 
easement located in Parcel 1. 

9. The City will indemnify the Buyer against future liability claims arising out of the 
public’s use of the public trail within the City’s Landscape and Equestrian Trail 
Easement. 

10. In connection with the pending Quiet Title Action, the City will be granting to the 
Buyer a new vehicular and pedestrian access easement over a portion of the 
City’s Landscape and Equestrian Trail Easement Area from La Paz Road in 
substantially the same location as the current access easement location for the 
benefit of adjacent Lot 25.   

 
In addition to standard conditions for closing, the escrow established by the proposed 
Purchase and Sale Agreement includes as a condition, the entry and recordation of a 
final judgment in the Quiet Title Action in favor of the City.  The City has filed a Quiet 
Title action designed to vacate and confirm the removal of the open space land use 
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restriction recorded against Parcel 1, as well as any actual or potential clouds on title, 
and to confirm the property’s use for commercial purposes.  (City of Laguna Hills vs. 
Moreland Development Company, et al., Orange County Superior Court Case No. 30-
2011 00517430.) 
 
The total consideration to be paid by Moulton La Paz, LLC,  to the City (purchase price 
+ water quality easement + landscape and trail easement improvements) is $2,972,093.  
During the biennial budget process last year, staff anticipated that the sale of Parcel 1 
would occur in 2013-14.  As a result, the City’s adopted Capital Improvement Plan (CIP) 
allocates $175,000 in 2013-14 for design work related to the renovation of the open 
space area (Parcel 2) with an additional $1,575,000 allocated for 
construction/improvements in 2014-15.  The source of funding for this project was the 
proceeds from the sale of Parcel 1.  Staff has revised cost estimates for the renovation 
of Parcel 2 and the landscaping of the landscape and trail easement in the amount of 
$1.5 million.  It is staff’s intention to begin design work following the opening of escrow 
and complete the renovation and landscaping project for the remainder of the Parcel 2 
open space corridor next fiscal year in coordination with the applicant’s project.  To 
effectuate this plan, staff will bring a budget amendment to the City Council at a future 
meeting.  This leaves net proceeds from the sale of Parcel 1 of approximately 
$1,472,000.  It is the City’s policy and practice to use one-time revenue sources to fund 
capital projects or reserves.  Staff recommends that the City Council defer any 
deliberations or decisions regarding these one-time net proceeds to the 2013-15 
biennial budget process next spring when allocation decisions can be made in the 
context of the entire budget. Attachment 11 provides an illustration of how renovations 
on Parcel 2 might proceed. 
 
General Plan Consistency 
Because of the proposed sale of Parcel 1, the City must determine that the proposed 
sale of the property is consistent with the General Plan pursuant to Section 65402 of the 
Government Code. Attachment 3 of the report identifies how the proposed sale is 
consistent with the General Plan and relies heavily on the General Plan’s description of 
the open space as an opportunity area providing for the expansion of an existing 
commercial area, open space enhancement, and trail enhancement. Therefore staff has 
recommended that the proposed sale of the property be found by the Planning Agency 
to be consistent with the Laguna Hills General Plan. 
 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT: 
 
The City of Laguna Hills, as lead agency, prepared a Program Environmental Impact 
Report entitled City of Laguna Hills General Plan Program Environmental Impact 
Report, June 2009, State Clearinghouse #20080811100 ("PEIR"). The City Council for 
the City of Laguna Hills certified the PEIR on July 14, 2009.  The City filed a Notice of 
Determination on July 15, 2009. The Moulton La Paz Project was expressly anticipated 
and studied in the PEIR. The City has prepared an initial study checklist and has 
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determined that the Moulton La Paz Project is within the scope of the PEIR. Based on 
the initial study completed, the Moulton La Paz Project will not result in any new 
significant adverse effects that were not examined in the Program EIR, or require any 
new mitigation measures pursuant to CEQA Guidelines Section 15162. The applicable 
mitigation measures identified in the PEIR are incorporated into the design of the 
Project and will be imposed as conditions of approval, as appropriate. The City has 
determined, therefore, that no additional documentation is required.  (Public Resources 
Code §§ 21083.3, 21166; Cal. Code Regs., Tit. 14, §§ 15168, 15162, 15183.) 
Attachment 5 is the project’s Initial Study environmental checklist which explains project 
impacts and identifies how the project is consistent with the PEIR. 
 
 
CONCLUSION: 
 
Several neighbors have expressed concerns directly relating to their views. Staff has 
made every effort to understand these concerns and has worked with the Applicant to 
address these concerns. Staff believes the careful design of the center will provide an 
attractive, high-quality look, while balancing the desires of the neighboring property 
owners to protect the views that they have historically enjoyed. Further, while these 
views have been a benefit to the affected properties, the zoning designation of the 
existing shopping center parcel has been CC since the City adopted its first zoning map, 
and the development standards have not changed since that time. For example 
development standards of the CC zone allow building heights of up to 40 feet. When the 
Aliso Hills Planned Community Development Plan was approved by the County of 
Orange in 1976, the area that is currently commercially developed was designated as 
Planning Area 10 (Neighborhood Commercial). While staff and the applicant have tried 
to be sensitive to views in the project’s design process, there is no City ordinance which 
protects the right to a view. As indicated previously, for the property at 24632 Monte 
Royale Street, staff believes landscape screening proposed will reduce or eliminate the 
view of the structure from the property.  
 
Staff believes the photo simulations and site sections prepared illustrate that visual 
impacts to neighboring properties on the south half of Los Alamitos Avenue and Monte 
Royale as a result of façade improvements to the Shops B building will be minimal. 
Pages 15-19 of the project plans depict the views described above.  While portions of 
the proposed roof elements will rise above the pad levels of the properties referenced 
above, the elements do not intrude into the view of the San Joaquin Hills the homes on 
Los Alamitos presently enjoy. At worst, the existing views of the shopping center, 
parking area and buildings will be most visible from the property at 26485 Los Alamitos 
(Page 15 of the development plans) which already has the most direct view of the 
center. For the residence at 26495 Los Alamitos, the cupola shown at the center of the 
Shops B building will come into view but the view of the San Joaquin Hills is 
unobstructed. The same is true for the property at 26501 Los Alamitos (Page 17 of the 
development plans). 
 

 4/24/2012 ITEM NO. 6.3.1



Agenda Report 
Moulton La Paz Project 
Page 15 
 
For properties along Sundance Avenue and the north half of Los Alamitos Avenue 
which are adjacent to the Major/ Shops A building which expressed concerns about the 
condition of their views being worsened, staff has added Condition 28 to require 
additional landscaping be provided on the slopes behind the existing buildings to 
provide a landscape screen of the existing roof tops and equipment. The goal of the 
screening is to diminish the view of existing commercial building rooftops and 
equipment while not blocking views the homes have over the center to the south and 
west. The landscaping provided will also serve as a visual buffer to new roof features. 
Included in the condition is a requirement for landscape maintenance which is not 
presently in place over the property. Attachment 10 provides an illustration depicting 
how Condition 28 would improve the existing views to the shopping center without 
impinging on the more substantial views properties on Sundance enjoy to the south. 
 
In addition to the numerous neighbor contacts, staff also reached out to the 
homeowners associations of Falcon Hill and Moulton La Paz to ensure they were aware 
of the project. No concerns were expressed over impacts to the associations. 
 
Staff has evaluated the project based on its conformance with the General Plan, its 
compliance with the Laguna Hills Municipal Code, and has also evaluated the project 
pursuant to CEQA requirements. Based on this review staff recommends that: 
 

• The Planning Agency approve SDP/CUP/PUP No. 12-11-2131 subject to 
conditions of approval and find that the proposed sale of Parcel 1 for the purpose 
of private commercial development is in conformance with the General Plan. The 
proposed development project is in conformity with what is anticipated for the 
Moulton La Paz Opportunity Area, as set forth in the 2009 General Plan. The 
proposed remodel and expansion of the Moulton La Paz Shopping Center will 
provide services to the surrounding community as well as economic benefit for 
the City, taking advantage of the highest and best use of the property.  The high-
quality design of the center communicates the City’s character as a highly 
desirable place to live. 
 

• The City Council consider and approve of the proposed real property purchase 
and sale agreement entitled, "Agreement for Purchase and Sale By and Between 
Moulton La Paz, LLC, and the City of Laguna Hills," concerning the proposed 
sale of parcel 1 (3.365 acres) of Final Parcel Map No. 2009-134, to allow for the 
remodel and expansion of the Moulton La Paz Shopping Center. 

 
Without the proposed renovations, the applicant has advised that the new development 
proposed for the center cannot and will not occur. The redevelopment of the center is a 
priority for the community as indicated in the City’s General Plan. The project advances 
the community’s desire for a high standard of living by proposing attractive development 
that reflects the community’s values. The project strengthens the City’s economic base 
by adding new development to the tax base as well as creating new sales tax. In turn 
these revenues are invested back into the community to fund police and fire services, 
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recreation programs, and fund street improvements. Without the renovations, the visual 
and physical quality of the center will continue to decline.  
 
Although there are items of controversy with neighboring property owners, conditions of 
approval seek to address the items of controversy and avoid impacting residents such 
as Condition 28 which requires landscaping to be used to screen existing roof top 
structures and equipment. The project has also been designed in a manner which 
ensures that no significant environmental impacts are created to ensure consistency 
with the General Plan and its environmental impact report. 
 
              
 
RECOMMENDATION:  THAT THE PLANNING AGENCY AND THE CITY COUNCIL 
CONDUCT A JOINT PUBLIC HEARING AND TAKE THE FOLLOWING ACTIONS: 
 
(1) THAT THE PLANNING AGENCY ADOPT A RESOLUTION ENTITLED, "A 
RESOLUTION OF THE PLANNING AGENCY OF THE CITY OF LAGUNA HILLS, 
CALIFORNIA, APPROVING SITE DEVELOPMENT PERMIT/CONDITIONAL USE 
PERMIT/PARKING USE PERMIT NO. 12-11-2131, A REQUEST BY MOULTON LA 
PAZ, LLC, TO REMODEL AND EXPAND THE MOULTON LA PAZ SHOPPING 
CENTER LOCATED AT 26534-26562 MOULTON PARKWAY, INCLUDING THE 
ADDITION OF APPROXIMATELY 30,000 SQUARE FEET OF NEW COMMERCIAL 
SPACE, UPDATED FACADES, AND NEW PARKING LOT LAYOUT AND 
LANDSCAPING; AND CONSIDERATION OF A DETERMINATION THAT THE 
DISPOSAL OF CERTAIN CITY-OWNED REAL PROPERTY INCLUDED IN THE 
DEVELOPMENT PROPOSAL IS IN CONFORMANCE WITH THE GENERAL PLAN;" 
AND 
 
(2) THAT THE CITY COUNCIL CONSIDER AND APPROVE THE PROPOSED REAL 
PROPERTY PURCHASE AND SALE AGREEMENT ENTITLED, "AGREEMENT FOR 
PURCHASE AND SALE BY AND BETWEEN MOULTON LA PAZ, LLC, AND THE 
CITY OF LAGUNA HILLS," CONCERNING THE PROPOSED SALE OF PARCEL 1 
(3.365 ACRES) OF FINAL PARCEL MAP NO. 2009-134 TO ALLOW FOR THE 
REMODEL AND EXPANSION OF THE MOULTON LA PAZ SHOPPING CENTER, 
AND AUTHORIZE THE MAYOR TO EXECUTE SAME. 
              
 
ATTACHMENTS: 

1. Resolution of Approval 
2. Proposed Purchase and Sale Agreement and Associated Attachments 
3. General Plan Conformance Attachment 
4. Letter of Justification 
5. Initial Study 
6. General Plan Process Notification Information 
7. Neighborhood Photos 
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8. April 3 Neighborhood Meeting Comments 
9. Perimeter Landscape Screening Concept 
10. Sundance Ave Photo View Study 
11. Concept Open Space Plan 
12. Grading Plan 
13. Development Plans 
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RESOLUTION NO. PA2012- 

A RESOLUTION OF THE PLANNING AGENCY OF THE 
CITY OF LAGUNA HILLS, CALIFORNIA, APPROVING SITE 
DEVELOPMENT PERMIT/CONDITIONAL USE PERMIT/ 
PARKING USE PERMIT NO. 12-11-2131, A REQUEST BY  
MOULTON LA PAZ, LLC, TO REMODEL AND EXPAND 
THE MOULTON LA PAZ SHOPPING CENTER LOCATED 
AT 26534-26562 MOULTON PARKWAY, INCLUDING THE 
ADDITION OF APPROXIMATELY 30,000 SQUARE FEET 
OF NEW COMMERCIAL SPACE, UPDATED FACADES, 
AND NEW PARKING LOT LAYOUT AND LANDSCAPING; 
AND CONSIDERATION OF A DETERMINATION THAT 
THE PROPOSED DISPOSAL OF CERTAIN CITY-OWNED 
REAL PROPERTY INCLUDED IN THE DEVELOPMENT 
PROPOSAL IS IN CONFORMANCE WITH THE GENERAL 
PLAN. 

The Planning Agency of the City of Laguna Hills, California, hereby finds, 
determines, declares, and resolves as follows: 

WHEREAS, commencing in 2007 the City of Laguna Hills conducted a 
comprehensive update to its General Plan which resulted in an amendment to the City’s 
Land Use Element whereby a +/- 2.2-acre portion of an approximate 11.268 acre City-
owned open space parcel was identified for commercial development; formally known 
as the “Moulton and La Paz Opportunity Area,” the adoption of the City’s General Plan 
Update in 2009 resulted in new “Community Commercial” General Plan and zoning 
designations over a +/-2.2-acre portion of the City-owned 11.268 acre open space 
parcel; and  

WHEREAS, on December 8, 2009, the City approved Final Parcel Map 
No. 2009-134, which subdivided the City’s 11.268 acre unimproved open space lot into 
two parcels, Parcel 1 (+/- 3.365 acres) and Parcel 2 (+/- 7.903 acres); and 

WHEREAS, the City Council of the City of Laguna Hills is considering 
approval of a proposed Purchase and Sale Agreement between Moulton La Paz, LLC, 
the owner of the Moulton La Paz Shopping Center, and the City, whereby Parcel 1 of 
Final Parcel Map No. 2009-134, which includes the +/- 2.2-acre Moulton and La Paz 
Opportunity Area, will be sold to effectuate the development of the Moulton and La Paz 
Opportunity Area, and pursuant to California Government Code Section 65402, the 
Planning Agency must find that the  proposed sale of the property, including the location 
and purpose and extent of the disposition, is in conformance with the General Plan; and 

WHEREAS, the owner of the Moulton La Paz Shopping Center, Moulton 
La Paz, LLC, located at 26534-26562 Moulton Parkway, (the "Applicant")  filed zoning 
applications designated as Site Development Permit/ Conditional Use Permit/ Parking 
Use Permit (SDPM/CUP/PUP) No. 12-11-2131, with the consent of the City to the 
extent such applications involve City-owned open space Parcel 1 of Final Parcel Map 
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No. 2009-134, requesting land use entitlement approvals for the proposed remodel and 
expansion of the Moulton La Paz Shopping Center (the "Project"); and 

 
WHEREAS, the City of Laguna Hills, as lead agency, prepared a Program 

Environmental Impact Report entitled, "City of Laguna Hills General Plan Program 
Environmental Impact Report," dated June 2009, State Clearinghouse #20080811100 
(the "PEIR") the City Council of the City of Laguna Hills certified the PEIR on July 14, 
2009; and the City filed a Notice of Determination on July 15, 2009; and 

WHEREAS, the Planning Agency has considered evidence presented by 
the Community Development Department, the Applicant, and other interested parties 
with respect to the subject applications at a public hearing, which was noticed for April 
10, 2012, and continued to April 24, 2012. 

NOW, THEREFORE, THE PLANNING AGENCY OF THE CITY OF 
LAGUNA HILLS, CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE, AND 
ORDER AS FOLLOWS:   

SECTION 1.  The above recitals are true and correct, and are incorporated 
herein by reference.  

SECTION 2.  The proposed sale of property that is currently City-owned, known 
as Parcel 1 (+/- 3.365 acres) of Final Parcel Map No. 2009-134, to be developed as part 
of the development project proposed as part of zoning applications in SDPM/CUP/PUP 
No. 12-11-2131, is hereby found to be in conformity with the City of Laguna Hills 
General Plan in that the zoning applications will allow a +/-30,000 square foot expansion 
of the Moulton La Paz Shopping Center and the redevelopment of the site in a manner 
which results in the placement of additional freestanding commercial buildings closer to 
Moulton Parkway and La Paz Road and enhancement of the pedestrian environment 
along La Paz Road.  Local and regional trails, existing road right-of-way, and existing 
storm drain facilities located at the corner of Moulton Parkway and La Paz Road will be 
retained.  These are all land use goals and objectives of the Moulton and La Paz 
Opportunity Area as described on Pages LU-24 and LU-25 of the City’s General Plan 
Land Use Element.  Therefore, the proposed sale of the property will result in a 
development and use of the property which is consistent with the City of Laguna Hills 
General Plan. 

SECTION 3.  The Project was expressly anticipated and studied in the PEIR.  
The City has prepared an initial study checklist and has determined that the Project is 
within the scope of the PEIR.  Based on the initial study completed, the Project will not 
result in any new significant adverse impacts that were not examined in the PEIR, or 
require any new mitigation measures pursuant to CEQA Guidelines Section 15162.  The 
applicable mitigation measures identified in the PEIR are incorporated into the design of 
the Project and will be imposed as conditions of approval, as appropriate.  The City 
determines, therefore, that no additional documentation is required.  (Public Resources 
Code §§ 21083.3, 21166; Cal. Code Regs., Tit. 14, §§ 15168, 15162, 15183.). 

SECTION 4.  The required findings by the City for approval of SDPM/CUP/PUP 
No. 12-11-2131 have been met and made as follows: 
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Site Development Permit 

1. The site design complies with standards of the development code in that: 

The Project meets all development standards for properties within the 
Community Commercial zone. The height limit for the zone is 40 feet. 
Some roof elements proposed in this Project are up to 44 feet high. 
However, the development code provides for small, 10 percent increases 
in height limits that can be administratively approved by the Community 
Development Director. Staff supports the four foot height increase 
proposed in this project due to the building articulation that is achieved by 
these architectural features. The applicant has demonstrated that all other 
development standards including parking and landscaping have been met.  

2. The site is suitable for the proposed development in that: 

The site is comprised of an existing shopping center and a commercially 
zoned, unimproved vacant lot. The portion of the site currently developed 
has, since the subdivision of this area as a part of the Aliso Hills Planned 
Community, been rezoned for commercial use, and since the City’s 
incorporation had the same development standards, including height 
limits. The vacant lot is directly adjacent to the existing commercial center 
and is located at the intersection of Moulton Parkway and La Paz Road, 
which could be considered a “gateway” to the City. Developing the vacant 
lot as a part of the existing shopping center takes advantage of the best 
and highest use for the property, which has been left underutilized. The 
proposed Project meets all development standards for the zone and will 
provide additional uses, such as a market, and an enhanced aesthetic 
appeal, while maintaining attractive perimeter landscaping and retaining 
and improving the existing trail.  

From an environmental standpoint, the development is also suitable for 
the site in that the Project does not create any new or significant 
environmental impacts that were not already considered in the PEIR. 
There are no significant impacts as a result of the Project on the 
neighborhoods surrounding the Project, and there are no significant 
impacts the development may have on the project site itself resulting in 
unsuitable development conditions. Additional analysis conducted in a 
Project initial study determined that impact categories addressing air 
quality, noise, traffic and circulation, light and glare, soils and geology, and 
hydrology would not result in any significant impacts on the site or 
surrounding neighborhoods.  As identified by the project initial study, the 
Project will not exceed air quality thresholds of significance for 
construction and are below thresholds established by the South Coast Air 
Quality Management District. An analysis of noise impacts indicate that 
permanent increases in noise in the area are expected to be less than 3 
dBA, which is the threshold of significance for noise. A traffic study 
prepared for the Project did not identify any significant increases in traffic - 
a study of key intersections around the project site concluded that 
additional traffic from the Project would not decrease the Level of Service 
(LOS) at those studied intersections below an LOS of A. 
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Concerning light and glare, conditions of approval and the City's 
development code require light and glare not to exceed certain thresholds 
which the development has been conditioned to comply. The Project is 
also going to remediate any unsafe soil or geologic conditions. A 
preliminary geotechnical investigation dated November 14, 2011, makes 
recommendations to ensure that development of the site is feasible from a 
geotechnical standpoint. From a hydrological standpoint, improvements 
proposed to be integrated into the site will ensure that the development 
complies with applicable water quality requirements of county, state and 
federal agencies.    

3. The Project is consistent with the City's General Plan and applicable 
design guidelines in that: 

The General Plan identified the subject site as an “opportunity area,” in 
which additional commercial development was expected to occur in 
conjunction with enhancements to the visual appeal and pedestrian 
environment of the site. The Project implements the General Plan's vision 
for the Opportunity Area by resulting in the expansion of commercial 
activity into the existing open space property and preserving and 
enhancing passive open space opportunities for pedestrian, biking and 
equestrian users. In addition for the proposed new development and 
remodeling of existing commercial space, particular attention was paid to 
the design of the building frontages facing the streets in order to make the 
corner more attractive to motorists as well as those utilizing the sidewalks 
and trails in the area such as pedestrians, bicyclists, and equestrians. The 
existing shopping center is being remodeled, including updates to 
buildings, landscaping, and parking, to provide a cohesive design between 
the old and new portions of the center. 

4. The site design and structural components are appropriate for the site and 
function of the proposed uses in that: 

Much of the Project makes use of existing buildings, changing only the 
façades to enhance the appearance of the center. The new buildings have 
been sited in ways that meet all development standards, while making the 
best use of available space and maintaining a cohesive flow between the 
old and new portions of the center. The additional uses proposed, 
including a market, a bank, and other general commercial businesses are 
appropriate uses for this type of neighborhood shopping center.  

Conditional Use Permit/Parking Use Permit 

1.  The proposed use is consistent with the General Plan in that: 

The General Plan encourages shared parking to make the most efficient 
use of available land and reducing the amount of land devoted to parking 
by integrating multiple use and creative parking solutions that still provide 
adequate parking for all uses. The reduced parking makes efficient use of 
the available space by sharing parking for all uses on the project site, 
while still providing adequate parking. The Applicant has demonstrated 
that adequate parking will be provided for all proposed uses on the project 
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site through completion of a parking study conducted by a licensed 
professional. 

2.  The nature, condition and development of adjacent uses, buildings and 
structures have been considered and the proposed conditional use will not 
adversely affect or be materially detrimental to the adjacent uses, 
buildings or structures in that:  

The Applicant has demonstrated that there is adequate parking on the 
project site for the proposed uses. Additionally, the site’s surroundings and 
topography do not lend themselves to the ability of patrons of the 
commercial center using adjacent properties for parking. Therefore the 
parking use permit will not adversely affect or be materially detrimental to 
the adjacent uses, buildings or structures. 

3.  The proposed site is adequate in size and shape to accommodate the use 
and integrate it with the existing and planned uses in the vicinity in that: 

The Applicant has demonstrated that the proposed site can accommodate 
enough parking to adequately serve the existing and proposed uses on 
the subject site.  Furthermore, the parking will not only be sufficient in size, 
but will be improved in quality due to attractive design and landscaping.  

4.  All required development standards prescribed by the Laguna Hills 
Development Code can be achieved in that: 

The site presently maintains 444 parking spaces. The Development Code 
sets forth theoretical parking ratios for individual uses. While the site is 
deficient in parking if each use is taken as a stand-alone business that 
requires its own parking. However, the Code allows for shared use of 
parking facilities, similar to what is encountered in a shopping center with 
multiple uses such as the Moulton La Paz Project. The Code allows for 
reduced parking for such situations, when the applicant can demonstrate 
that the provided parking is adequate for the proposed uses, as was 
demonstrated in the parking study conducted for this Project. While City 
parking code ratios require 642 spaces, existing demand and future 
development are expected to result in an actual peak demand of 384 
spaces leaving a surplus of 60 spaces. 

5. The conditions and limitations placed upon the use are necessary to 
insure compatibility with adjacent or abutting uses and the preservation of 
the public peace, safety, and welfare in that: 

The conditions imposed on the parking use permit are intended to maintain 
continued functionality of the parking use plan thereby insuring compatibility 
with adjacent uses and the preservation of public safety and welfare.   

6. The proposed joint parking permit is consistent with the intent and purpose 
of the development code in that: 

By establishing theoretical parking ratios for different types of uses, the 
development code intends to anticipate the amount of parking that will be 
needed to adequately serve proposed uses, thereby ensuring parking 
availability and relative ease of parking for patrons, which is consistent 
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with goals of the General Plan. Despite a decrease in parking from the 
theoretical number of parking spaces that would be required per the 
parking ratios listed in the development code, the Applicant has 
demonstrated through completion of a parking study that adequate 
parking exists for all proposed uses on the site, thereby meeting the intent 
of the development code in establishing parking standards.  While City 
parking code ratios require 642 spaces, existing demand and future 
development are expected to result in an actual peak demand of 384 
spaces leaving a surplus of 60 spaces. 

7. The joint parking use permit provides a reasonable and enforceable 
means for all uses to share parking facilities in that: 

The parking areas (existing and proposed) on the project site are open 
and available for patrons of all buildings and uses on the site, as is typical 
for similar shopping centers.  There are no physical barriers keeping any 
user from using any portion of the parking fields provided on site.  With the 
conditions of approval, the Applicant will be required to record a covenant 
agreement establishing and maintaining in perpetuity  approved reciprocal 
access and joint use parking program, unless the two subject lots are 
merged into one lot through a lot merger prior to building permit final.  

8.  The requirement for parking established by the joint parking use permit 
shall assure that parking demands for the participating uses are 
continually met: 

The parking study conducted for this Project demonstrates that with the 
current proposed mix of uses, there is adequate parking for all uses, even 
at expected peak periods. With the conditions of approval, any new type of 
tenant (such as was not identified in the parking study) must submit an 
updated joint use parking plan to the Community Development Director to 
ensure consistency with the established joint use parking permit, thereby 
assuring that parking demands continue to be met for all uses on the 
subject site. 

 
NOW, THEREFORE, based upon the above findings, the Planning 

Agency of the City of Laguna Hills does hereby approve SDPM/CUP/PUP No. 12-11-
2131, subject to the following conditions of approval: 

General 

1. This approval constitutes approval of the proposed Project only to 
the extent that it complies with the City’s Development Code and 
any other applicable zoning regulations.  Approval does not include 
any action or findings as to compliance or approval of the Project 
regarding any other applicable ordinance, regulation, or 
requirement. 

2. Failure to abide by and faithfully comply with any and all conditions 
of approval shall constitute grounds for revocation of said Site 
Development Permit and associated entitlements granted herein by 
the Laguna Hills Planning Agency. 

 4/24/2012 ITEM NO. 6.3.1



Resolution No. PA2012- 
 

7 
851930.1 

3. As a condition of issuance of  the permit approvals granted herein, 
the Applicant, hereby agrees, at its sole cost and expense and to the 
fullest extent permitted by law, to defend, indemnify, and hold 
harmless the City, its officers, employees, agents, and consultants, 
from any claim, action, or proceeding brought by a third party 
against the City, its officers, employees, agents, and consultants, 
which seeks to attack, challenge, set aside, void, or annul an 
approval of the City Council, Planning Agency, or other decision-
making body, or staff action concerning this Project.  The City 
agrees to promptly notify the Applicant of any such claim filed 
against the City and to fully cooperate in the defense of any such 
action.  The City may, but is not obligated to, at its sole cost and 
expense, elect to participate in the defense of any such action under 
this condition. 

4. The Applicant shall agree in writing to these conditions of approval 
within 30 days of the Planning Agency’s approval. 

5. The Applicant shall reimburse the City for any outstanding staff time 
spent on the processing of SDPM/CUP/PUP No. 12-11-2131 within 
60 days of the Planning Agency’s approval. 

6. The Site Development Permit and associated entitlements shall 
expire and be of no further force or effect if the permit approvals are 
not implemented within two years from April 24, 2012. 

7. Within 30 days from the date of approval, the Applicant shall 
reimburse the City for fees associated with filing the Notice of 
Determination, including posting fees and Department of Fish and 
Game fees, if applicable. 

8. Pursuant to Government Code Section 66020, the Applicant is 
informed that the 90-day period in which the  Applicant may protest 
any fees, dedications, reservation or other exaction imposed in 
connection with this Project through these conditions of approval 
begins on the date that the Planning Agency adopts its resolution 
approving this Project and related permits. 

9. Applicant acknowledges that the City, not the Applicant, is the 
current fee owner of Parcel 1 (+/- 3.365 acres) of Final Parcel Map 
No. 2009-134 for which Applicant is now seeking certain 
development and land use entitlements from the City.  Applicant 
understands and agrees that before any permit approvals and 
associated entitlements granted to Applicant herein for the Project 
shall have any force and effect,  Applicant must acquire title to 
Parcel 1 from the City by a written Agreement of Purchase and Sale 
("Agreement") approved by the City Council.  As part of any sale 
Agreement to acquire Parcel 1, Applicant acknowledges that certain 
condition precedents must be satisfied before the City may sell 
Parcel 1 to Applicant, including but not limited to, a consistency 
finding pursuant to Government Code Section 65402 and the entry 
of a final judgment in that Orange County Superior Court case styled 
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as City of Laguna Hills v. Moreland Development Company, et al., 
Case No. 30-2011 00517430, in favor of the City removing from 
Parcel 1 any open space or other land use restrictions, as well as 
any actual or potential clouds on title, as requested by the action 
(the "Quiet Tile Action").  The permit approvals and associated 
entitlements granted herein are hereby made expressly contingent 
upon the City Council's approval of said Agreement for sale and 
compliance by the Applicant with all terms and conditions set forth 
therein.  As a condition for issuance of  the permit approvals and 
associated entitlements, Applicant hereby understands and agrees 
that if for any reason whatsoever the Agreement for sale is never 
entered into by and between the City and the Applicant , the close of 
escrow on Parcel 1 does not occur pursuant to the terms of the 
Agreement, or the Agreement entered into is terminated for 
whatever cause or reason, then any and all land use entitlements, 
approvals, permits, signage, or other rights acquired or relating to 
Applicant's Project or Parcel 1, including this permit ("Project 
Entitlements"), shall be  revoked, void, and forever canceled.  As a 
further condition for issuance of  the permit approvals, if the Project 
Entitlements are revoked, voided, and canceled as provided herein, 
Applicant hereby agrees to waive any and all rights, claims, or 
damages relating to the Project Entitlements and such other permits 
or land use entitlements acquired in connection with the Project and 
Parcel 1, and the Applicant hereby agrees to irrevocably hold 
harmless and release the City, its elected and appointed officers and 
officials, agents, and employees, from any and all claims, losses, 
liabilities, damages, costs and expenses of any kind whatsoever that 
Applicant may have or thereafter incur arising from or related to the 
Project Entitlements or Parcel 1. 

10. Per General Plan Program EIR mitigation measure AQ-1, the 
Applicant shall apply the following measures, as applicable, during 
construction of the Project to reduce the amount of fugitive dust in 
accordance with SCAQMD Rule 403: 

• Dust suppression at construction sites using vegetation, 
surfactants, and other chemical stabilizers; 

• Wheel washers for construction equipment; 

• Watering down of all construction areas; 

• Limit speeds at construction sites to 15 miles per hour; and, 

• Covering of aggregate or similar material during transportation of 
material. 

11. Per General Plan Program EIR mitigation measure AQ-2, the 
Applicant shall implement the following measures, as applicable, 
during construction of the Project to reduce exhaust emissions from 
construction equipment: 
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• Commercial electric power shall be provided to the project site in 
adequate capacity to avoid or minimize the use of portable gas-
powered electric generators and equipment; 

• Where feasible, equipment requiring the use of fossil fuels (e.g., 
diesel) shall be replaced or substituted with electrically driven 
equivalents (provided that they are not run via a portable 
generator set); 

• To the extent feasible, alternative fuels and emission controls 
shall be used to further reduce exhaust emissions; 

• On-site equipment shall not be left idling when not in use; 
• The hours of operations of heavy-duty equipment and/or the 

amount of equipment in use at any one time shall be limited; 
• Staging areas for heavy-duty construction equipment shall be 

located as far as possible from sensitive receptors; and, 
• Before construction contracts are issued, the  Applicant shall 

perform a review of new technology, in consultation with the 
SCAQMD, as it relates to heavy-duty equipment, to determine 
what (if any) advances in emissions reductions are available for 
use and are economically feasible. Construction contract and bid 
specifications shall require contractors to utilize the best 
available and economically feasible technology on an 
established percentage of the equipment fleet. It is anticipated 
that in the near future, both NOx and PM10 control equipment will 
be available. 

Building 

12. The Applicant shall obtain applicable building permits, as required 
by Section 105 of the 2010 California Building Code, prior to 
commencement of any work for which a permit is required. 

13. Any required documents submitted for the purpose of building permit 
issuance shall be accurately labeled and reflect all work, as required 
by Section 107 of the 2010 California Building Code. 

14. The Applicant shall secure any required approvals from the Orange 
County Fire Authority and City Planning and Engineering 
Departments prior to issuance of any required building permit.  

15. The Applicant shall ensure compliance with the California Disabled 
Accessibility requirements, as required by Chapter 11 of the 
California Building Code. 

16. The Applicant shall comply with all California Energy requirements, 
as required by the California Energy Commission. 
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17. All construction shall comply with applicable building codes including 
the 2010 California Building, Plumbing, Mechanical, Electrical, and 
Green Building Codes in regards to applicable occupancy types. 

18. The Applicant shall submit Construction and Demolition Waste 
Recycling Program paperwork, if applicable, as required by the City 
of Laguna Hills Ordinance No. 2003-9 and to comply with mandates 
of the California Integrated Waste Management Board (CIWMB).   

19. The Applicant shall comply with all applicable general construction 
Water Quality Ordinances, as required by the City of Laguna Hills, 
and Ordinance No. 2003-12. 

OCFA 

20. Prior to issuance of Building Permits, the Applicant shall submit to 
Orange County Fire Authority for review and approval all plans as 
directed by OCFA.  Plans required may include Fire Master Plan 
(Service Code PR 145), Fire Sprinkler System Plans (Service Codes 
PR430-PR455), Underground Piping for Private Hydrants and Fire 
Sprinkler Systems (Service Codes PR470-PR475), and 
Refrigeration and Vapor Detections/Alarm System (Service Codes 
PR340 and PR500-520). All facets of the project shall comply with 
regulations of the Orange County Fire Authority.  The Applicant may 
contact OCFA at (714) 573-6133 for additional information.   

Planning 

21. Outdoor security and other lighting, including illuminated signs, shall 
be designed and maintained so as not to illuminate beyond the 
project boundary.  All exterior lights shall be focused inward and 
away from surrounding uses and adjacent residential properties.   

22. Prior to issuance of any building permit or sign permits for any 
permanent new site signage, the  Applicant shall apply for, and 
receive approval of a master sign program pursuant to Section 9-
42.160 of the Laguna Hills development code, to be reviewed and 
approved by the Planning Agency.  

23. Per General Plan Program EIR mitigation measure GCC-7, prior to 
building permit final, the Applicant shall install bike racks and 
hitching posts at near the entrance to the project from the City's 
landscape and equestrian trail easement area (near the south 
elevation of new “Shops D”).  Prior to installation, a plan for such 
amenities shall be submitted to the Community Development 
Director for his or her review and approval.  

24. Per General Plan Program EIR mitigation measure N-3, all noise 
generated by the Project, including construction noise, delivery 
noise, and other operational noise shall at all times meet noise 
requirements pursuant to LHMC section 5-24 (Noise Control). 

25. Prior to any building permit final, the Applicant shall install trail 
crossing safety features at the La Paz Road project driveway, 
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including pavement material change and safety signage, to the 
satisfaction of the Community Development Director.  

26. Prior to any building permit final, if the  Applicant has not completed 
a lot  merger to combine the two lots comprising the remodeled and 
expanded shopping center site (i.e., Parcel 1 of Final Parcel Map 
No. 2009-134 and adjacent Lot 25 of Tract 11237), the  Applicant 
shall record a covenant agreement, approved as to form by the City 
Attorney, establishing and maintaining in perpetuity reciprocal 
access and joint use of parking facilities, as required by Laguna Hills 
Municipal Code Section 9-44.070.  

27. Prior to the issuance of a building permit for the new market 
building, the  Applicant shall submit construction plans for the façade 
renovations of the existing retail buildings.  Building permits for the 
façade renovations for the retail buildings shall be issued prior to the 
issuance of building permits for the new market building.  Façade 
renovations shall have passed framing inspection prior to the 
issuance of occupancy of the market. No permits for Shops C or D, 
or Pad B shall be issued unless and until the façade renovations to 
the existing retail buildings are complete as evidenced by approval 
of a final building inspection. 

28. The  Applicant shall submit as a part of plans submitted to the City 
for building permit issuance all landscape documentation as 
required by the City of Laguna Hills Water Efficient Landscape 
Ordinance (LHMC §9-47). Applicable landscape features pursuant 
to this ordinance may include the installation of “Smart” landscape 
irrigation controllers, low precipitation-rate sprinkler heads, and 
water efficient landscaping. The plan shall include a landscape 
rehabilitation plan for review and approval by the Community 
Development Department, for the existing slopes located behind 
existing retail buildings. The plan shall, to the maximum extent 
practicable, include tree and shrub planting which screens roof top 
equipment, and building wall facades, mansards, or parapet walls. 
Landscaping installed to satisfy this condition shall be perpetually 
maintained in accordance with Section 9-46.080 of the Laguna Hills 
Development Code. Landscaping shall be installed prior to the 
issuance of final occupancy for the market. 

29. If at any time in the future the Community Development Director 
determines, in his or her sole discretion, that a parking and 
circulation study is necessary to address parking and/or circulation 
issues relative to any change in any use or any portion of any use 
(i.e., change in tenant mix) in the Moulton La Paz Shopping Center, 
the Applicant shall, at its sole cost and expense, be responsible for 
the cost of preparing a parking and circulation study prepared by a 
licensed consultant selected by the City.  The Applicant shall, at its 
sole cost and expense, be responsible for implementation costs of 
any reasonable mitigation measures deemed appropriate by the 
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Community Development Director related to such impacts based on 
the findings of such study 

Public Services 

30. Prior to grading permit issuance, the Applicant shall have prepared 
and submit a final grading plan and erosion control plan on 24”x 36” 
sheets to the City Engineer.  All plans shall be prepared by a 
registered Civil Engineer. The grading plan shall show street, sewer, 
water, storm drain facility, and all proposed grading.  The plans shall 
show the topography of the grading plan for the site along with the 
adjacent areas sufficient to determine drainage impacts to the 
surrounding area.  All grading shall be designed and constructed in 
accordance with the City’s Grading and Excavation Code.  The final 
grading plan shall be approved by the City Engineer prior to the 
issuance of a grading permit or a building permit.  No drainage shall 
be allowed onto driveways or sidewalks and shall be conveyed to 
the street or storm drain system via pipe/culvert. 

31. Prior to grading permit issuance, the Applicant shall have prepared 
and submit a hydrology study of the site and contributing watershed 
in accordance with the County of Orange Hydrology Manual. The 
study shall be prepared by a registered Civil Engineer.  

32. The Applicant shall grade the City Landscape and Trail Easement 
area to the satisfaction of the City Engineer during the course of 
grading operations for the site. The trail grading shall meet the 
standards of the County of Orange for Regional Trails including a 
level trail width of not less than 16’ in all locations. The trail shall 
connect to the Moulton Parkway underpass located at the northeast 
corner of Moulton Parkway at La Paz Road in a manner meeting the 
satisfaction of the City Engineer. The trail will cross the main access 
drive of the site that traverses from La Paz Road to Lot 25 of Tract 
11237. Special treatment of this crossing in terms of grade, site 
distance and access shall be provided to the satisfaction of the City 
Engineer. 

33. Prior to grading permit issuance, the Applicant shall prepare plans 
for the relocation of the existing 66” storm drain that traverses the 
site of Parcel 1 of Parcel Map 2009-134 to remove the storm drain 
from any proposed building pads and show the construction of a 
new 66” realigned storm drain in a location and manner as approved 
by the City Engineer. The design effort of the storm drain relocation 
and realignment shall include the submission of a hydraulic analysis 
study of all of the storm drain systems on said Parcel 1 to confirm 
the adequacy of size. The storm drain design and construction shall 
be consistent with the standards of the County of Orange including 
the use of Reinforced Concrete Pipe (RCP), placement of junction 
structures and access points and all meeting the approval of the City 
Engineer.  
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34. The Applicant shall construct the new 66” storm drain and related 
drainage facilities during the course of the grading operations of the 
site while constantly maintaining and protecting in place the existing 
fully operational drainage facilities on the site.  No drainage facility 
shall be allowed to be obstructed at any time.  The portions of the 
66” storm drain to be disabled and to remain on site but not be used 
upon the completion of the new 66” storm drain shall either be 
removed or bulk headed upon satisfactory completion of the new 66” 
storm drain system to the satisfaction of the City Engineer. 

35. No building structure shall be allowed to be constructed as a result 
of the Project over and on top of any City-owned and maintained 
storm drain pipe or system located on Parcel 1. 

36. Prior to issuance of any grading or building permits, the Applicant 
shall submit for approval  to the City Engineer a Water Quality 
Management Plan (WQMP) specifically identifying Best 
Management Practices (BMPs) that will be used on-site to control 
predictable pollutant run-off and to reduce water runoff peak 
discharges through hydromodification treatment as required by the 
applicable NPDES permit.  This WQMP shall identify Low Impact 
Development (LID) BMPs and routine structural and non-structural 
measures specified in the current Orange County Drainage Area 
Management Plan (DAMP) and the San Diego Regional Water 
Quality Control Board requirements.  This WQMP must also: 

a. Address site design BMPs (as applicable) such as minimizing 
impervious areas, maximizing permeability, minimizing directly 
connected impervious areas, creating reduced or “zero discharge” 
areas, conserving natural areas, and retaining existing site 
hydrology to the maximum extent practicable; 

b. Include a design goal to maintain or replicate the pre-development 
hydrologic functions through site preservation, infiltration, retention, 
detention, evapotranspiration, and filtration treatment systems; 

c. Incorporate applicable routine source control BMPs as defined in 
the DAMP and provide a detailed description of their 
implementation; 

d. Incorporate applicable treatment control BMPs as defined in the 
DAMP to the approval of the City Engineer; 

e. Implement Low Impact Development (LID) BMPs to reduce runoff 
to the maximum extent practicable; and 

f. Include an Operation and Maintenance (O&M) plan that identifies 
the mechanism(s) by which long-term O&M of all post construction 
BMPs will be provided and funded. Annually, the Applicant shall 
report on all maintenance performed on the BMP’s in a manner 
meeting the approval of the City Engineer. 
 

37. Prior to issuance of grading permits, the  Applicant shall submit a 
copy of the Notice of Intent (NOI) indicating that coverage has been 
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obtained under the National Pollutant Discharge Elimination System 
(NPDES) State General Permit for Storm Water Discharges 
Associated with Construction Activity from the State Water 
Resources Control Board.  Evidence that the NOI has been obtained 
shall be submitted to the Public Services Department.  Projects 
subject to this requirement shall prepare and implement a 
Stormwater Pollution Prevention Plan (SWPPP).  A copy of the 
current SWPPP shall be kept at the project site and be available for 
City review on request.  In addition, the Applicant shall include notes 
on the grading plans indicating that the project will be implemented 
in compliance with the Statewide Permit for General Construction 
Activities. 

38. The Applicant shall comply with hydromodification criteria and 
provide calculations in the hydrology study in accordance with 
Section F.1.h(5) of Order No. R9-2009-0002 NPDES Permit. 

39. Prior to permit issuance, the Applicant shall submit a truck access 
plan demonstrating that all on-site access routes are capable to 
accommodate truck access and truck turning radii. 

40. Prior to the grading permit close out or the issuance of a certificate 
of use and occupancy, the Applicant shall demonstrate compliance 
with the WQMP in a manner  that meets the satisfaction of the City 
Engineer, as follows:   

a) Demonstrates that all structural BMPs described in the Project 
WQMP have been implemented, constructed, and installed in 
conformance with approved plans and specifications; 

b) Demonstrates that the Applicant has complied with and/or is 
prepared to implement all non-structural BMPs described in the 
Project WQMP; 

c) Demonstrates that an adequate number of copies of the Project’s 
approved Project WQMP are available for the future occupants; 

d) Demonstrates that the Applicant has agreed to and recorded 
CC&R’s, an agreement, or another legal instrument, approved by 
the City Attorney that shall require the property owner, successors, 
tenants (if applicable), and assigns to operate and maintain in 
perpetuity the post-construction BMPs described in the Project 
WQMP; and, 

e) The Community Development Department and Public Services 
Department shall determine whether any proposed change in use 
requires an amendment to an approved Project WQMP and/or 
recorded document or agreement. 

 
41. Existing and new trash/recycling enclosures shall be constructed per 

the City of Laguna Hills standards including a roof structure and 
drain connection to the sewer meeting the standards of the Moulton 
Niguel Water District. 
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42. Any loading dock drainage system shall be connected to the sewer 
and shall meet the standards of the Moulton Niguel Water District. 

43. Prior to issuance of grading permits, the Applicant shall submit a 
geotechnical report prepared by a registered Engineering 
Geologist/Civil Engineer for approval by the City Engineer.  The 
report shall include evaluation of onsite soils and provide 
recommendations on pavement sections, building foundations, 
grading recommendations, retaining walls, oversteep slopes and a 
discussion of the functionality of the water quality features.  

44. Prior to permit issuance, the Applicant shall pay all applicable City 
development fees to the satisfaction of the City Engineer and 
Community Development Director, including but not limited to 
transportation mitigation fees. 

45. Project improvement plans and related documents shall be reviewed 
and approved by the City Engineer; said plans shall be prepared by 
a State of California Registered Civil Engineer and shall conform to 
City standards. All plans shall be provided on 24” x 36” mylar. Upon 
project completion, drawings of record shall be provided on mylar 
and electronically in a format acceptable to City. 

46. No work shall be performed within the public right-of-way, by the 
Applicant unless and until a public property encroachment permit is 
issued by the City Engineer. 

47. The Applicant shall provide an Americans with Disabilities Act (ADA) 
site review of existing pathways, sidewalks and access ramps for 
both on-site access and adjacent to the site access along the 
accessible pathways.  The accessible pathway shall not include a 
path within any drive aisle, except as necessary to cross a drive 
aisle at 90° to the drive aisle. The report shall be prepared by a 
professional whose expertise lies in the field and shall include an 
implementation plan to correct all deficiencies noted.   

48. Construction truck and equipment traffic shall not access or depart 
the site during morning or evening peak periods, which are 7:00 
a.m. to 9:00 a.m. and 4:00 p.m. to 6:00 p.m., Monday through 
Friday. The Applicant shall provide a construction vehicle routing 
plan for approval by the City Engineer prior to any demolition, 
grading or construction work. 

49. All parking lots and drives shall be constructed of asphalt concrete 
over crushed aggregate base over subgrade, or equal, and 
compacted to a relative compaction of 95% or equivalent. The 
structural pavement thickness shall be no less than 4” AC over 6” 
AB, or more, and as required by the project soils engineer and 
approved by the City Engineer. 

50. The  Applicant shall protect in place the existing access driveway on 
the north side of La Paz Road, the centerline of which is located 
approximately 464’ easterly of the easterly curb of Moulton Parkway, 
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and protect in place all improvements in the public right of way. It 
shall be the Applicant’s responsibility to protect-in-place any and all 
existing public improvements and utilities at all times during 
construction.  Public improvements and utilities that are damaged or 
destroyed as a result of the Project shall be the sole responsibility of 
the Applicant to repair and/or replace to the satisfaction of the City 
Engineer prior to the issuance of any Certificate of Occupancy.   

  
 

PASSED, APPROVED, AND ADOPTED this 24th day of April, 2012. 
 
  
 ________________________________ 

MELODY CARRUTH, CHAIR 
ATTEST: 
 
______________________________________ 
PEGGY J. JOHNS, CITY CLERK 
 
STATE OF CALIFORNIA ) 
COUNTY OF ORANGE )  ss 
CITY OF LAGUNA HILLS ) 
 

I, Peggy J. Johns, City Clerk of the City of Laguna Hills, California, DO 
HEREBY CERTIFY that the foregoing is a true and correct copy of Resolution 
No. PA2012- adopted by the Planning Agency of the City of Laguna Hills, California, at 
a Regular Meeting thereof held on the 24th day of April, 2012, by the following vote: 

 
AYES:   
 
NOES:  
 
ABSENT:  
 
ABSTAIN:  
 

 _____________________________________ 
 PEGGY J. JOHNS, CITY CLERK   
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CITY OF LAGUNA HILLS 
 
 
                                       
 
SUBJECT: Finding of Conformance with General Plan 
 Disposal (Sale) of Public Property as Described in SDPM/CUP/PUP No. 

12-11-2131 
                                    
 
Pursuant to California Government Code section 65402, the Planning Agency must find that 
the planned sale of the property is in conformance with the General Plan. The following 
items show that the sale of Parcel 1 of Final Parcel Map No. 2009-134 (“Parcel 1”) to the 
applicant for purposes of development as described in the application for SDPM/CUP/PUP 
No. 12-11-2131 is in conformance with the General Plan. 
 

• The City adopted a comprehensive update of its General Plan in July 2009 which 
identified the subject site as an “Opportunity Area.” Opportunity Areas are those 
wherein future land use change is very likely to occur. In the case of the Moulton La 
Paz Opportunity Area, the land use change involved re-zoning of what is now known 
as Parcel 1 from open space to the Community Commercial zoning designation.  
 

• The General Plan anticipated that Parcel 1 would contain expanded commercial 
area, as permitted in the CC zone, with the opportunity to enhance the existing 
commercial center to enhance the visual appeal of the center. Additionally, a portion 
of Parcel 1 along La Paz Road would be maintained as open space, including 
maintaining and improving the existing trail.  
 

• Selling the property to the owner of the existing Moulton La Paz center allows Parcel 
1 to be developed as a cohesive expansion of the existing center. This allows for 
greater flexibility in the design and layout of the new development on Parcel 1. Since 
the businesses located on Parcel 1 share parking and ingress/egress with the 
existing center, more space on Parcel 1 can be preserved for a landscape and trail 
easement along La Paz Road, as intended in the General Plan: 

 
“Local and regional trails and adequate drainage facilities at the corner of 
Moulton Parkway and La Paz Road will be retained and opportunities to 
enhance the visual appeal of the open space corridor will be explored.” 
(General Plan pp. LU25-26) 

 
• The proposed project has no residential component, as specified by the General Plan for 

this opportunity area (General Plan p. LU25). 
 

• The center expansion combined with the City’s adjacent open space plan meets General 
Plan Policies LU-1.6 and LU-2.2 by providing a strong link to the neighborhood center to 
attractive passive open space for pedestrians, cyclists, and equestrians. The proposed 
neighborhood center will have a direct entrance from the open space trail with bike racks 
and hitching posts.  
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“Policy LU-1.6: Increase opportunities for pedestrian and bicycle 
connections to activity centers by well-designed and shaded pathways.” 
(General Plan p. LU-31) 
 
“Policy LU-2.2: Improve connections with surrounding uses by enhancing 
landscaping, providing pedestrian connections, incorporating green 
areas, and planting street trees.” (General Plan p. LU-31) 
 

• The modifications and additions to the existing commercial center take into account the 
proximity to residential neighborhoods through the design of the buildings and type of 
uses proposed, meeting General Plan Policies LU-2.6 and LU-2.8. If this parcel was built 
out to its maximum potential under the development standards for the CC zone, the 
entirety of all buildings could be 40 feet high with two stories, making impacts to 
neighbors significant, especially those directly behind the center. Such impacts could 
include blocked views, increased noise (due to closer proximity to roof equipment), and 
loss of privacy due to windows from second stories. Instead, the developer has chosen a 
more conservative route, taking advantage of the maximum height limit only for relatively 
small roof features to add interest to the front of existing facades and placing the tallest, 
most massive structure (the market) further from residential properties. Additionally, no 
high traffic uses, such as drive-thrus are proposed for the center, preserving the 
neighborhood shopping center identity. While some residents remain concerned about 
the heights of some elements impacting their views, the developer has put forth the 
effort to balance sensitive neighborhood design with the visual appeal and economic 
marketability of the center.  
 

“Policy LU-2.6: Discourage high traffic-generating uses such as drive-
throughs adjacent to sensitive land uses such as schools, medical and 
assisted care facilities, and residential neighborhoods.” (General Plan p. 
LU-32) 
 
“Policy LU-2.8: Minimize impacts to surrounding neighborhoods and land 
uses through context-sensitive site design and architecture.” (General 
Plan p. LU-32) 

 
• The proposed sale for purposes of developing Parcel 1 also meets several General 

Plan Policies related to the General Plan Goal to “Encourage infill development that 
involves the revitalization of property in an economically and environmentally 
sustainable manner” (General Plan Goal LU-3, pp. LU-32-33) 
 

“Policy LU-3.2: Encourage new development that uses land 
efficiently and offers flexibility to changing resident and shopping 
needs, contributing to the long-term vitality of the community.” 
(General Plan p. LU-32) 
 
“Policy LU-3.3: Encourage safe, efficient pedestrian connections 
are made between adjacent neighborhoods, sidewalks, parking 
areas, and entrances to stores.” (General Plan p. LU-33) 
 
“Policy LU-3.13: Use landscaping and urban design techniques to 
break up large parking areas and long monotonous walls in new 
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development and redevelopment projects.” (General Plan p. LU-
33). 

 
 
 
 
ATTACHMENT: General Plan Excerpt: Moulton La Paz Opportunity Area 
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Section 1: Project Description  

 
1.1 – Project Title 

Moulton La Paz 
 

1.2 – Lead Agency Name and Address 
City of Laguna Hills 
24035 El Toro Road 
Laguna Hills, CA 92653 
 

1.3 – Contact Person and Phone Number 
Katie Crockett 
Planning Aide 
City of Laguna Hills 
Phone:  949.707.2672 
Fax:  949.707.2633 
Email:  kcrockett@ci.laguna-hills.ca.us 
 

1.4 – Project Location 
The project site is located along the north side of La Paz Road, east of Moulton Parkway (see Figure 1). 
 

1.5 – Project Sponsor’s Name and Address 
Moulton La Paz, LLC 
11611 San Vicente Blvd, 10th Floor 
Los Angeles, CA 90049 
 

1.6 – General Plan Land Use Designation 
The subject site is located within the Community Commercial and Open Space 3 (Landscape Corridor) land 
use designations.  
 

1.7 – Zoning District 
CC (Community Commercial) and OS-3 (Landscape Corridors) 

 
1.8 – Project Description  

The “project” for purposes of this environmental checklist encompasses one project in two distinct 
phases. The first phase is the renovation of the existing Moulton La Paz shopping center and its expansion 
over Parcel 1 (3.365 acres) of Final Parcel Map No. 2009-134, located at the intersection of Moulton 
Parkway and La Paz Road, while the second phase involves the environmental remediation, restoration, 
and enhancement to Parcel 2 (7.903 acres) of Final Parcel Map No. 2009-134, a City-owned open space 
landscape corridor, including trail improvements, minor grading, and landscaping.  The project will take 
place over +/- 17.8 acres involving an existing 6.69 acre shopping center and a City-owned parcel of 11.2 
acres. 
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Figure 1: Vicinity Map 

 
 
Phase 1 – Developer's Renovation and Expansion of the Moulton La Paz Shopping Center 
The Moulton La Paz shopping center is currently 6.69 acres, comprised of 22 stores in 4 buildings with a 
total floor area of 59,107 square feet and associated parking fields and landscape area. The existing center 
is zoned CC (community commercial). This designation has been in existence for this property since the 
City developed its first zoning map upon incorporation. The development standards for this zoning 
designation have not changed since this zoning district was established. The project involves expansion of 
the existing center onto approximately 3.3 acres of open space area currently owned by the City (see 
Appendix A).  The expansion of the commercial center will produce a net increase of 29,098 square feet of 
commercial area accomplished through the construction of a new +/- 20,400 square foot free-standing 
market in the southwest portion of the site, the construction of a new 8,400 square foot free standing 
retail building in the southeast portion of the site, a new 3,300 square foot retail building on the west side 
of the site adjacent to Moulton Parkway, and the renovation of an existing +/- 8,000 square foot retail 
building resulting in a partial demolition of the building down to 4,920 square feet. The exterior of all 
buildings in the existing center will be remodeled to provide an updated look, consistent with the 
architecture of the new buildings.  

 
While existing buildings are typically 25-30 feet high, the renovations will introduce new architectural roof 
elements such as decorative hip and gable roof features over some tenant spaces that reach as high as 40 
feet. There are nine such features for existing “in-line” buildings located adjacent to the north and east 
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property lines. The in-line buildings are +/- 400 feet in length. Generally, the new roof elements are 
spaced every 20-40 feet to add visual interest to the redesigned building facades and do not cover the 
entire roof surface area. They a depth of approximately 20 feet over a roof that spans 60 to 100 feet 
depending on the size of the tenant space.  Between the roof elements, the existing building heights will 
be maintained. The new retail buildings less than 10,000 square feet will exhibit the same features – main 
building roof lines will be maintained around 25 feet with decorative roof elements reaching up to 35 feet 
and a depth of 20 feet over roofs that span 60 feet. 
 
The proposed market building located adjacent to La Paz Road will be of a different architectural character 
since the building bulk and mass is more substantial measuring 130 feet by 170 feet. The building roof line 
varies between 28 to 44 feet with higher roof elements located at building corners and the main building 
entrance. Although gable and hip roof elements are also used, the elements have more depth and bulk 
than the roof elements of the smaller retail buildings to account for the market’s larger building footprint.  
 
Other appurtenant site improvements will also be redesigned, renovated, or reconfigured. The existing 
parking field will be re-graded, striped, and landscaped to be more efficient and functional as well as 
integrate the new parking areas. The renovation of the center will also include the construction of on-site 
underground water detention facilities to ensure compliance with the City’s water discharge obligations 
under its municipal storm water National Pollutant Discharge Elimination System (NPDES) permit 
applicable to the project area. See Appendix B for site plan information. 
 
Since the Phase 1 commercial shopping center improvements will result in development on a portion of a 
city-owned open space parcel (i.e., Parcel 1), the project includes the sale of +/- 3 acres of the open space 
parcel to the property owner of the existing shopping center. To facilitate the sale, the City Council must 
approve a “Purchase and Sale Agreement”. The Agreement conveys the +/- 3 acres of land owned by the 
City which is needed to complete the Phase 1 improvements to the owner of the shopping center and also 
provides easements for landscaping, an equestrian trail, storm drains, access, and water quality 
improvements.  Although the sale conveys +/- 3 acres of property, easements retained by the City will 
allow the City to set aside and reserve approximately one-acre for open space purposes related to 
equestrian trail purposes.  The project contemplates the concurrent processing of the environmental 
clearance, the land use entitlements, and approval of a proposed Purchase and Sale Agreement. 
 
The scope of improvements proposed for Phase 1 will also include grading of 11,000 cubic yards over the 
entire project site, the grubbing and clearing of existing stands of eucalyptus trees (totaling around 80 in 
number) located on the City-owned open space Parcel 2, and the construction of water quality 
improvements designed to retain 0.04 acre feet of storm water runoff to comply with NPDES/Hydro 
modification requirements. The bulk of the grading will raise the elevation of the open space parcel on 
which the proposed market building, a new retail building, and the related parking areas will be 
constructed in order to be compatible with the grades of the existing shopping center. For example the 
existing in-line shops maintain a “finished floor” (FF) elevation of 249 feet while the proposed market 
building will maintain a finished floor elevation of 246 feet. The existing grades over the open space parcel 
are as low as 237 feet on the low end and as high as 252 feet on the high end. As a result of the varying 
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grades on the open space parcel, lower areas of the parcel will receive artificial fill and higher areas will be 
lowered as needed in order for the parcel to be at a grade compatible with the rest of the center.  

 
Phase 2 –The City’s Open Space Environmental Remediation and Restoration Project 
In a second phase to the project, the City will environmentally remediate, restore, and enhance Parcel 2 
(7.903 acres) of Final Parcel Map No. 2009-134, which is the remainder of its open space along the north 
side of La Paz Road, between the commercial center and Alameda Avenue. Although there is an existing 
unimproved equestrian trail, Parcel 2 has never been developed as scenic open space or for regional trail 
purposes as originally intended. Instead, it is the subject of neglect, it has not been irrigated or 
maintained, and has become a blighted eyesore consisting of bare dirt, exposed pipes and manhole 
covers, interspersed eucalyptus trees, trash, and random debris.  In its current condition, Parcel 2 serves 
no beneficial purpose to the neighboring subdivision or to the public at large.  The City's proposed 
environmental remediation, restoration, and enhancement of Parcel 2 will include renovations to the 
existing unimproved equestrian trail such as fencing and a dedicated trail path, new pedestrian walking 
and biking paths, and new landscaping consisting of over 200 trees, the installation of ground cover, and 
new slope planting. General decorative pedestrian bollard pathway lighting will also be included but will 
not exceed four feet in height. Appendix C depicts the proposed open space improvement plans. 
 
To accomplish the remediation and restoration of the City’s open space parcel in Phase 2, any fine site 
grading not completed in Phase 1 will occur and is expected to require the movement of less than 500 
cubic yards. Installation of all landscaping and irrigation improvements, construction of new trails, 
enhancements to the existing equestrian trail, sidewalks, street trees and appurtenant improvements such 
as light bollards for trail lighting, equestrian trail fencing, landscaping boulders, park signage, low seat 
walls are anticipated. General site drainage improvements will include the installation of concrete swales 
and small 4-inch underground area drains as needed. Since the site slopes naturally from east to west, all 
drainage would be directed to a proposed detention basin to be installed in Phase 1.  

 
1.9 – Project History 

During the most recent General Plan update (2009), the City designated this site as an “opportunity area.” 
According to the General Plan, an opportunity area is a site where future land use change is very likely to 
occur throughout the planning horizon of the General Plan. Opportunity areas represent sites in Laguna 
Hills that offer centrality and favorable market conditions and fulfill current needs for the City’s 
commercial and housing markets in a changing economy. The Moulton La Paz opportunity area is 
characterized by open space, placed in such a way that it creates a natural opportunity for commercial 
expansion at the intersection of Moulton Parkway and La Paz Road, while maintaining an improved open 
space corridor and trail system on the majority of the space. At the time of the adoption of the General 
Plan, in anticipation of this project, a portion of the open space corridor closest to the intersection (and 
the existing commercial center) was re-designated as Community Commercial and was subsequently re-
zoned Community Commercial. No changes were made in the development standards for this zoning 
designation.  
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While the City considered other opportunities for the site, the owners of the existing center and the City 
both recognized the potential for the additional commercially zoned parcel to be incorporated into the 
existing center, creating one cohesive center, as opposed to a second stand-alone center.  
 
Figure 2: General Plan Opportunity Area Concept 

 

1.10 – Use of the Previously Certified Program EIR 
As a part of the General Plan comprehensive update process, the City of Laguna Hills General Plan 
Program EIR (State Clearinghouse Number 20080811100) was certified pursuant to the requirements of 
the California Environmental Quality Act, Public Resources Code Sections 21000 et seq., and its 
implementing guidelines, California Code of Regulations, Title 14, Sections 15000 et seq. (collectively, 
“CEQA”). As defined by CEQA Guidelines Section 15168(a), “A program EIR is an EIR which may be 
prepared on a series of actions that can be characterized as one large project and are related either: (1) 
Geographically; (2) As logical parts in a chain of contemplated actions; (3) In connection with issuance of 
rules, regulations, plans, or other general criteria to govern the conduct of a continuing program; or (4) As 
individual activities carried out under the same authorizing statutory or regulatory authority and having 
generally similar environmental effects which can be mitigated in similar ways.” 
 
The Program EIR evaluated potential environmental impacts expected due to implementation of all 
aspects of the General Plan, including expected new construction. CEQA Guidelines Section15168(c) states 
that “Subsequent activities in the program must be examined in light of the program EIR to determine 
whether an additional environmental document must be prepared.” The following are the regulations for 
using a program EIR for subsequent projects as listed in CEQA Guidelines 15168(c): 
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1. If a later activity would have effects that were not examined in the program EIR, a new initial 
study would need to be prepared leading to either an EIR or a negative declaration. 

2. If the agency finds that pursuant to Section 151621, no new effects could occur or no new 
mitigation measures would be required, the agency can approve the activity as being within the 
scope of the project covered by the program EIR, and no new environmental document would be 
required. 

3. An agency shall incorporate feasible mitigation measures and alternatives developed in the 
program EIR into subsequent actions in the program. 

4. Where the subsequent activities involve site specific operations, the agency should use a written 
checklist or similar device to document the evaluation of the site and the activity to determine 
whether the environmental effects of the operation were covered in the program EIR. 

5. A program EIR will be most helpful in dealing with subsequent activities if it deals with the effects 
of the program as specifically and comprehensively as possible. With a good and detailed analysis 
of the program, many subsequent activities could be found to be within the scope of the project 
described in the program EIR, and no further environmental documents would be required. 

 
Staff has prepared this document and checklist to evaluate whether or not the General Plan Program EIR 
has adequately analyzed the potential impacts of the Moulton La Paz project. The analysis contained in 
this Initial Study incorporates by reference the documentation contained in the City of Laguna Hills 
General Plan Program EIR. Therefore, each topic discussed in this Initial Study includes an overview of the 
impacts to the environment evaluated in the certified General Plan Program EIR, a comparison between 
this proposed project’s effects on the environment and the effects evaluated by the General Plan Program 
EIR, and a determination as to whether or not the proposed project’s physical effects on the environment 
are within the scope of those analyzed in the General Plan Program EIR to ensure that no new significant 
impacts occur that were not disclosed under the General Plan Program EIR. The applicable mitigation 
measures that are being carried forward and incorporated into the project are also identified in this Initial 
Study to ensure that the potentially significant effects identified by the City’s General Plan Program EIR as 
a result of the implementation of the City’s general plan are mitigated (pursuant to CEQA Guidelines 
Section 15168(c)). 
 

                                                           
1 CEQA Guidelines Section 15162 sets forth the basis for requiring subsequent environmental documents. No subsequent 
environmental document is required unless one or more of the following circumstances is present: (1) Substantial changes 
are proposed in the project which will require major revisions of the previous EIR or negative declaration due to the 
involvement of new significant environmental effects or a substantial increase in the severity of previously identified 
significant effects; (2) Substantial changes occur with respect to the circumstances under which the project is undertaken 
which will require major revisions of the previous EIR or negative declaration due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified significant effects; or (3) New 
information of substantial importance, which was not known and could not have been known with the exercise of 
reasonable diligence at the time the previous EIR was certified as complete or the negative declaration was adopted, shows 
any of the following: (a) The project will have one or more significant effects not discussed in the previous EIR or negative 
declaration; (b) Significant effects previously examined will be substantially more severe than shown in the previous EIR; (c) 
Mitigation measures or alternatives previously found not to be feasible would in fact be feasible and would substantially 
reduce one or more significant effects of the project, but the project proponents decline to adopt the mitigation measure 
or alternative; or (d) Mitigation measures or alternatives which are considerably different from those analyzed in the 
previous EIR would substantially reduce one or more significant effects on the environment, but the project proponents 
decline to adopt the mitigation measure or alternative. 
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 In addition, Public Resources Code Section 21083.3. provides that certain projects that are consistent with 
the development density established by existing general plan policies for which an EIR was certified do not 
require additional environmental review, except as might be necessary to examine whether there are 
project-specific significant effects which are peculiar to the project or its site that were not addressed in 
the prior EIR.  (See also CEQA Guidelines § 15183.)  This Initial Study also documents the project's 
consistency with the requirements of Public Resources Code Section 21083.3. 

1.11 –  Surrounding Land Uses & Setting  
The subject property is surrounded by residential uses. Residential uses to the south and west are 
separated from the site by Moulton Parkway and La Paz Road, divided six-lane roads at the intersection. 
Traffic counts taken in 2008 indicated the intersection of Moulton La Paz operates at a Level of Service A. 
State Route 73 is located approximately 1,500 feet to the west from the site as is the City boundary with 
Aliso Viejo. 
 
The project site sits lower than residential uses to the north, south, and east by approximately 25 to 50 
feet and is roughly at the same grade as residential uses to the west. Residential uses to the north and 
east are 25-40 feet higher than the existing shopping center that is part of the project while residential 
uses to the south are over 50 feet higher. A linear +/- 10.8 acre open space area owned by the City which 
runs along La Paz Road is generally 10-15 feet lower than residential uses that abut it to the north. As a 
result of the existing topography in the area, some homes contiguous to the shopping center on Monte 
Royale, Sundance and Los Alamitos Avenues have views of the San Joaquin Hills west of the City. Homes 
contiguous to the City’s open space have views of La Paz Road and the vegetated slope of an adjoining 
residential neighborhood across La Paz Road to the south. The City’s open space provides a +/- 250 foot 
buffer between La Paz Road and homes located on Monte Royale. 
 
The City’s open space parcel is the westerly terminus of what once was a tributary branch of Aliso Creek. 
The drainage course has since been removed as a result of the installation of a 66-inch RCP storm drain in 
the early 1980s. The resultant open space extends up La Paz Road an additional mile to Paseo De Valencia. 
The open space area which is part of the project includes stands of eucalyptus trees. The entire parcel has 
been routinely maintained and is covered in mulch for weed abatement purposes. Subterranean tunnels 
located at the parcel’s west property line and midway up the south property line provide equestrian users 
in the area with a trail linkage between the City’s Nellie Gail residential equestrian community south of the 
site and equestrian trail opportunities outside the City to the west. 
 
The area is served with all utilities and services needed to support suburban residential and commercial 
activities. 

 
1.12 – Other Required Public Agency Approvals - None 
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Section 2: Determination 
2.1 – Environmental Factors Potentially Affected 

Aesthetics  Agriculture Resources  Air Quality 
 
Biological Resources  Cultural Resources  Geology /Soils 
 
Hazards & Hazardous Materials  Hydrology / Water Quality  Land Use / Planning 
 
Mineral Resources Noise Population / Housing 
 
Public Services Recreation Transportation / Traffic 
 
Utilities / Service Systems Mandatory Findings of Significance 

2.2 – Determination 

 I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE 
DECLARATION will be prepared. 

 I find that although the proposed project could have a significant effect on the environment, there will not be 
a significant effect in this case because revisions in the project have been made by or agreed to by the project 
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

 I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL 
IMPACT REPORT is required. 

 I find that the proposed project MAY have a “potentially significant impact” or “potentially significant unless 
mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier 
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on 
the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it 
must analyze only the effects that remain to be addressed. 

 I find that although the proposed project could have a significant effect on the environment, because all 
potentially significant effects (a) have been analyzed adequately in an earlier EIR pursuant to applicable 
standards, and (b) have been avoided or mitigated pursuant to that earlier EIR, including revisions or mitigation 
measures that are incorporated in the design of the project or imposed upon the proposed project, nothing 
further is required pursuant to Public Resources Code Sections 21168 and 21083.3; Title 14, Chapter 3, Sections 
15162, 15168, and 15183 of the California Code of Regulations. 

 
______________________________________________________________ _____4/19/2012_____________________ 

David Chantarangsu       Date 
Community Development Director, City of Laguna Hills 
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Section 3: Evaluation of Environmental Impacts 
 
3.1 Aesthetics 
 
Program EIR Overview: 
Discussion of aesthetic issues related to implementation of the General Plan is contained in section 5.1 of the 
General Plan Program EIR. The General Plan Program EIR states that Laguna Hills is an urbanized area, so 
additional development in the General Plan is not expected to have significant impacts on aesthetics in most 
cases. However, the City does have many landscape corridors such as the landscape corridor along La Paz Road 
in the project area. Additionally, the EIR notes that existing regulations are in place to protect existing 
development from negative aesthetic impacts, including the Municipal Code and Zoning Ordinances. The EIR 
concluded that with incorporation of the recommended mitigation measures, implementation of the General 
Plan would not result in any significant aesthetic impacts. 
 
Specific project impacts were identified in the General Plan Program EIR indicating that the conversion of a 
portion of the City’s open space to a commercial land use, as proposed by the project, could result in a 
potentially significant impact to scenic resources. However the General Plan EIR concluded that the 
implementation of mitigation measures would reduce any potentially significant impacts to a less than 
significant level. 
 
Discussion of Project Impacts: The project would result in the conversion of approximately 2.2 acres of existing 
open space to a commercial land use as anticipated in the General Plan Program EIR. 
 
General Plan EIR Mitigation Measures:  
Mitigation Measures identified in the General Plan Program EIR and applicable to the Moulton La Paz project are 
listed below: 
 
A-1 The City shall plan and encourage strong unifying gateways at major entrances to the City and in 
community activity centers, and new private and public infrastructure and development projects to achieve 
strong gateway features through the use of signage and iconic design, architecture, and/or landscaping 
components that communicate Laguna Hills’ identity and character. 
 
A-2 [The City shall] Enhance the City’s identity and promote walkability by developing a program whereby 
businesses or residents may sponsor street furniture, public art, and/or landscaped areas; continue to install 
public amenities such as streetscape, lighting, and landscaping.  
 
A-3 The City shall require that as new development and revitalization projects come forward, the City will 
work with developers to preserve scenic vistas and vistas of natural and man-made landmarks visible from 
public locations and streets. 
 
A-5 Review discretionary proposals to assess the compatibility of proposed development with 
adjacent/surrounding uses and activities, including the requirement of site design, buffers, architectural and 
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buffering techniques, and other measures to be incorporated into projects to ensure compatibility between uses 
and activities. 
 
A-6 Review development and revitalization projects for consistency with Zoning Ordinance Section 9-40, 
Design Regulations and Standards. 
 
Level of Significance after Mitigation. No unavoidable significant impacts related to Aesthetics were identified 
in the General Plan Program EIR. 
 
Moulton La Paz Project Checklist and Responses 

Would the project: 
Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Have a substantial adverse effect on a scenic vista?     

b) Substantially damage scenic resources, including, but not 
limited to, trees, rock outcroppings, and historic buildings 
within a state scenic highway? 

    

c) Substantially degrade the existing visual character or 
quality of the site and its surroundings? 

    

d) Create a new source of substantial light or glare, which 
would adversely affect day or nighttime views in the area? 

    

a)    No Impact.  For the proposed project, the General Plan Program EIR determined that new development on 
the open space parcel had the potential to affect scenic vistas and resources since a portion of an open 
space resource would be converted to a commercial land use.  However the EIR concluded that with 
incorporation of mitigation measures A-1 through A-3, impacts on scenic vistas would be less than 
significant. The proposed project implements mitigation measures A-1 through A-3 by providing a strong 
architectural design. Existing commercial buildings maintain very little wall articulation, expansive mansard 
roofs and a stucco exterior that was very typical of strip commercial shopping centers built in the 1980s and 
which has very little visual interest. It does not depict the higher quality architectural standards that mark 
the City’s residential neighborhoods or newer commercial projects. The proposed project will create 
articulated roof lines, a variety of exterior wall treatments, and varied wall planes in a well designed 
“California Coastal” theme which communicates the City’s character as a highly desirable place to live. 
Improvements proposed for the open space parcel will enhance the identity of the Moulton-La Paz 
intersection which is a gateway into the City from Highway 133 which is a significant transportation corridor 
in south Orange County.  These will include well-designed and integrated landscape improvements that 
include over 200 trees and native ground covers, an equestrian trail, bike and pedestrian pathways, and 
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passive open space amenities. The area adjacent to La Paz Road will be included in the design to ensure it 
provides a pleasant driving environment and enhances the overall quality of the community in the area.  

 
The EIR also addressed impacts that new development in Opportunity Areas may have as a result of the 
implementation of the General Plan on adjacent and surrounding land uses by the implementation of 
mitigation measures A-3 through A-6; however, mitigation measure A-4 is not applicable to this project.2 
To ensure compliance with mitigation measures A-3, A-5 and A-6, an extensive review of existing scenic 
vistas was conducted to avoid impacts to residential land uses located to the north and east of the project. 
Properties to the east are single-family residences which abut the shopping center and have a view of the 
San Joaquin Hills located to the west. The view of the hillsides is possible since the home sites are elevated 
above the shopping center by 25 feet. Homes located north of the project on Sundance Avenue have limited 
views of the San Joaquin Hills and the proposed improvements will not affect those views since the homes 
will look over proposed new roof elements. All homes have varying degrees of views of roof structures, 
parapets, and roof top mechanical equipment of the existing commercial buildings.  
 
To evaluate impacts which may limit views of the San Joaquin Hills, a view shed analysis was conducted 
using photo simulations, cross-sections, and site visits. Homes used in the analysis were 26485, 26495 and 
26501 Los Alamitos Avenue. These properties were chosen because they maintain the lowest elevation of 
homes in the neighborhood and are in close proximity to the center.  As a result, these homes have the 
potential for views to be obstructed by some of the taller roof elements. The critical vantage point from the 
homes was determined to be at five feet above the grade of existing back yards at the existing rear walls of 
these homes.  The grade of the existing back yards has been identified at 276 feet.  The resulting critical 
vantage point is 281 feet. The rear walls of homes at the ground floor were used since vistas from interior 
spaces like kitchens and living rooms located at the rear of residences were observed during site visits. 
Based on a critical vantage point of 281 feet, and because the finished pad of Shops B (the building that 
would be the most prominent in this view shed) is 249 feet, roof elements that reach 32 feet or higher will 
be visible from the residences. Since each of the three identified properties has a different perspective of 
the shopping center, each property is addressed separately: 
 
26485 Los Alamitos (see sheet 15 of project plans) 
From the critical vantage point at this property, the roof of existing Shops A and the current O’Reilly Auto 
Parts building are visible. With implementation of the project, the reconfigured O’Reilly building (proposed 
Pad B and Shops C) will remain visible. These buildings are at the other side of the project site, along 
Moulton Parkway and will not be high enough to affect views of the San Joaquin Hills from 26485 Los 
Alamitos due to their location below the line of sight from this residence to the hills. With implementation 
of the project, the new market building will also be visible from 26485 Los Alamitos, but does not rise to a 
level high enough to block scenic vistas of the San Joaquin Hills. New roof elements on Shops A and B will be 
visible from 26485 Los Alamitos. Specifically, the 36-foot high roof element above Chuck-E-Cheese as well as 
a 38-foot high roof element in the middle of Shops B (above Parmida) will be visible. From the critical 
vantage point, while both of these elements are visible, neither rise high enough to block views to the San 
Joaquin Hills.  

                                                           
2 Mitigation measure A-4 calls for an update to the City's Zoning Ordinance and Zoning Map in order to add the Planned 
Community Residential Zone and Neighborhood Mixed Use Zone, neither of which apply to this project. 
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26495 Los Alamitos (see sheet 16 of project plans) 
From the critical vantage point at this property, the roof of existing Shops A and the roof of the current 
O’Reilly Auto Parts building are visible. With implementation of the project, the roofs of the new market and 
the reconfigured O’Reilly building (proposed Pad B and Shops C) will both be visible; however, neither rise 
high enough to block views of the San Joaquin Hills from the critical vantage point due to the line of sight 
from the critical vantage point to the hills. With implementation of the project some roof elements on Shops 
A and B will be visible. Of particular concern at this property was the roof element in the middle of shops B 
(above Parmida) due to this property’s proximity to that element. However, due to the horizontal distance 
from the tower element to the critical vantage point and the relatively small mass of that particular roof 
element, the roof element is not imposing and will not block the view to the San Joaquin Hills from the 
critical vantage point at 26495 Los Alamitos. 
 
26501 Los Alamitos (see sheet 17 of project plans) 
Due to the lower elevation of this property and existing landscaping, only very small portions of existing 
buildings can be seen from the critical vantage point at this property. With implementation of the project, 
the small portions of Shops A, the roof element in the middle of Shops B, market roof elements, and 
portions of the reconfigured O’Reilly buildings will be visible. The portions that will be visible are largely 
obstructed with landscaping. Much like the previous two properties, the roof lines of the new buildings and 
roof elements do no rise high enough to block any views of the San Joaquin Hills from the critical vantage 
point of this property due to the line of sight from the critical vantage point to the hills.  
 
24632 Monte Royale (see sheet 18 of project plans) 
The finished floor elevation at this property is approximately 276.1 feet. While this property has no direct 
view of the San Joaquin Hills, staff noted that due to this property’s relatively lower elevation, new Shops D 
will be visible to some extent from this property. Some portions of shops D will rise above the finished grade 
of this residence, but not above the critical vantage point. The east elevation (rear of the building) of new 
Shops D may be visible; however, due to its horizontal distance from the residence, it will not be imposing. 
Further, the building will be further screened from view by extensive landscaping as well as a landscape 
berm which will screen the lower half of the building (see sheet 7 of project plans and Appendix C).  
 
Homes further north were not included since the new construction height is below the critical vantage point 
of the home. For example the property at 26471 Los Alamitos is at 282 feet resulting in a critical vantage 
point of 287 feet at the rear house wall. The height of the most visible roof element will be at 285 feet and is 
determined not to be in the line of sight a viewer may have of the San Joaquin Hills. Since homes further 
north along Los Alamitos and Sundance Avenues (which abut the shopping center on the north side) are 
higher in elevation than homes used in the analysis, no additional simulations or cross-sections were 
necessary. The proposed new construction will be 5 to 10 feet or more below the critical vantage point of 
each property. Homes to the south and east were also not included since the project will either not interfere 
with views these properties may have of the San Joaquin Hills or they have no view of the San Joaquin Hills. 
 
Homes across from the site on the south side of La Paz Road are over 50 feet higher than the shopping 
center and new construction will not interfere with existing views those properties may have.  Homes on the 
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north side of La Paz Road are limited to views of the open space lot.   These homes may also see the rear 
building wall of one of the proposed 8,400 square foot, freestanding retail buildings. However the new 
building will be located 140 feet away from the nearest residence which is also 25 feet higher than the 
shopping center. The landscaping anticipated to be part of the City’s open space parcel improvements will 
result in the planting of a line of trees across the rear of the retail building’s east elevation which will 
minimize potential visual impacts. 
 
Even though new building construction and modifications to existing buildings would result in new roof 
elements higher than existing conditions, anticipated impacts of the proposed project are consistent with 
the analysis contained in the General Plan Program EIR which determined that new construction would 
incorporate adequate design techniques to protect properties around Opportunity Areas from significant 
impacts related to scenic vistas and resources. There will be no impact on scenic vistas as a result of the 
project that have not already been identified and reviewed in the General Plan Program EIR. The applicable 
mitigation measures identified in the General Plan Program EIR are incorporated into the design of the 
project. Therefore the project is within the scope of the General Plan Program EIR and no further analysis is 
required. 
 

b)    No Impact.  The General Plan Program EIR determined that the implementation of the General Plan would 
not affect a state scenic highway area; therefore, no impacts occur as a result of the proposed project.  

 
c) No Impact.  See 1a. In addition, the General Plan Program EIR concludes that while the visual character and 

quality will be changed in the Opportunity Area due to the conversion of approximately 2.2 acres of open 
space to commercial use, any impacts to the visual quality and character of the area are not significant, with 
the implementation of mitigation measures identified in the General Plan Program EIR (A-1 through A-3). La 
Paz Road, including the portion that runs along the open space portion of the project site, is designated as a 
“Landscape Corridor" in the General Plan. The open space parcel consists largely of unimproved open space, 
including dirt and interspersed eucalyptus trees. The remainder of the project site consists of a commercial 
strip center. While approximately 2.2 acres of unimproved open space will be converted to commercial use 
for the purpose of expanding the existing shopping center, existing trails, drainage areas, and landscape 
along the edge of the commercial center along La Paz will be maintained and/or improved. Additionally, the 
remaining +/- 8 acres of remaining open space area on the east of the shopping center, along La Paz Road, 
will be enhanced with multipurpose trails and new landscaping for passive recreation as described in Section 
1a.  

 
 Homes on Los Alamitos and Sundance have fairly open views of the existing shopping center parking area, 

roof structures and roof-top equipment. While the height of the roof structures will not be changed and new 
buildings will be located 125 feet to 500 feet away, roof parapets will increase in height over existing 
conditions. Within the General Plan Program EIR, mitigation measure A-5 was specifically crafted to reduce 
potential compatibility impacts between existing neighborhoods and future development. Mitigation 
Measure A-5 reads as follows: 

 
A-5 Review discretionary proposals to assess the compatibility of proposed development with 

adjacent/surrounding uses and activities, including the requirement of site design, buffers, 
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architectural and buffering techniques, and other measures to be incorporated into projects to 
ensure compatibility between uses and activities. 

 
To ensure the project reduces or avoids impacts to the existing neighborhood from the construction of new 
buildings and new roof elements, the project includes substantial landscaping to help screen new 
improvements from existing homes. The project design also does not substantially raise new roof elements 
where the roof elements are to be located directly adjacent to existing residential properties. Most of the 
existing roof line of the commercial buildings remains at 20 feet. While several new elements will result in 
increases over existing height, the increases are architecturally and visually proportionate to the planned 
renovations and are limited in size. For example, where buildings are 70 to 100 feet deep, the proposed roof 
elements are only 20 to 40 feet deep. Proposed roof elements directly adjacent to residential properties are 
also limited in number to reduce the bulk and mass of the architectural design. For example, the length of 
the roof line is +/- 660 feet, however, the length of the roof line with new roof elements identified above 25 
feet is roughly 200 feet. Seven of nine of these elements have been treated with a pitched roof design to 
minimize bulk and mass as roof height increases. The remaining two elements are designed as parapet roofs 
which reach a height of 29 feet. But as previously described the depth of these elements is limited to no 
more than 40 feet in depth. Landscaping will help screen these elements. 

 
These improvements, in concert with the improved visual appeal of the commercial center, will enhance the 
visual quality at this corner and along La Paz Road while creating a center that better fits with the character 
of this community which is also described in Section 1a.  These activities implement mitigation measures A-1 
and A-2 of the General Plan Program EIR. Impacts on the visual character or quality of the site and its 
surroundings as a result of the project have already been identified and reviewed in the General Plan 
Program EIR. The applicable mitigation measures identified in the General Plan Program EIR are 
incorporated into the design of the project. Therefore the project is within the scope of the General Plan 
Program EIR and no further analysis is required. 

 
 
d)  No Impact.  Additional lighting from new construction and lighting resulting from modifications to the 

existing buildings will include parking lot lighting, building lighting, and illuminated signage. The additional 
lighting will be due to the increase in size of the commercial area, which as previously mentioned, is 
between the existing commercial site and the existing roadways and reflects only about 2.2 acres of 
additional commercially developed area. Any new lighting included in the open space areas to be improved 
will consist of very low level lighting (for example, small lighted bollards, or other similar devices), except 
where safety mandates increased lighting (in and around the trail tunnel under Moulton Parkway, for 
example). The Laguna Hills Municipal Code Sections 9-40.170, 9-42.060, 9-44.040(E), and 9-44.060(I) address 
the use of different lighting types (parking lot, signage, safety) and require that lighting shall be directed 
onto the subject property so as not to project light and glare onto adjacent properties. The General Plan 
Program EIR notes that such limits are already included within the Municipal Code and concludes that 
implementation of the General Plan, including the plans for this project, would limit light and glare to 
acceptable levels. Design requirements already included within the Municipal Code which limit light and 
glare affecting residential property adjacent to commercial uses require that: (1) illuminated signs located 
within one hundred fifty (150) feet of any residential use not be illuminated between the hours of ten p.m. 
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and six a.m.; (2) sign illumination shall not result in glare being directed toward surrounding properties or 
upon abutting streets; (3)exterior lighting directed at a sign shall be shielded to ensure that the light is 
projected only upon the sign; (4) flashing, twinkling, racing, rotating, or changing intensities of light value 
shall not be permitted on any electrical sign; and (5) the intensity of any lighted sign shall not exceed a 
lumen value of 0.5 footcandles at ten feet from the sign or a maximum of four hundred thirty (430) 
milliamperes cool-white radiance or as otherwise approved by a master sign program. 

 
 These provisions will be included in project approvals which ensure that the proposed project will have no 

impact associated with light and glare. The project’s impacts fit within the scope of the General Plan 
Program EIR and no further analysis is required.  
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3.2 – Agriculture and Forest Resources 

 
Program EIR Overview: 
Discussion of agricultural and forest resources related to implementation of the General Plan are discussed in 
section 5.2 of the Program EIR. The General Plan Program EIR states that the City consists primarily of urban land 
and City-maintained open space. Consequently, no farmland or forest land exists within the General Plan area, 
including the Moulton La Paz project area. Thus, there are no impacts associated with agricultural and forest 
resources. Therefore the project does not create any new impacts pertaining to Agriculture and Forest 
Resources and is consistent with the General Plan Program EIR and no further analysis is required. 
 
Discussion of Project Impacts: The project does not impact agricultural or forest resources for the reasons 
described below. 
 
General Plan EIR Mitigation Measures: 
The General Plan Program EIR identified no impacts associated with Agriculture or Forest Resources and 
therefore no Mitigation Measures were required. 

 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-
agricultural use? 

    

b) Conflict with existing zoning for agriculture use, or a 
Williamson Act contract? 

    

c) Conflict with existing zoning for, or cause rezoning of, forest 
land (as defined in Public Resources Code section 12220(g)), 
timberland (as defined by PRC section 4526), or timberland 
zoned Timberland Production (as defined by Government 
Code section 51104(g))? 

    

d) Result in loss of forest land or conversion of forest land to 
non-forest use? 

    

e)  Involve other changes in the existing environment which, 
due to their location or nature, could result in conversion of 
Farmland to non-agricultural use or conversion of forest land 
to non-forest use? 

    
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a)   No Impact. The project involves the redevelopment of an existing 6.69 acre shopping center and an 11.2 
acre open space parcel which is used to buffer residential uses on Monte Royale Street from La Paz Road. 
The project does not create any impacts on farmland, such as the conversion of farmland, and the project 
site is not listed on maps prepared pursuant to the Farmland Mapping and Monitoring Program of the 
California Resources Agency. Therefore the project is consistent with the General Plan Program EIR and no 
further analysis is required.   

 
b)   No Impact.  The site is not zoned for agriculture and there are no Williamson Act contracts in the vicinity 

(California Department of Conservation 2004).  The project involves the redevelopment of an existing 6.69 
acre shopping center and an 11.2 acre open space parcel which is used to buffer residential uses on Monte 
Royale Street from La Paz Road. Therefore, there will be no impact on agricultural uses or Williamson Act 
contracts. Therefore the project is consistent with the General Plan Program EIR and no further analysis is 
required.   

 
c)  No Impact.  No areas on or around the project area are zoned for forest land or timberland (California 

Department of Forestry and Fire Protection 2005).  The project involves the redevelopment of an existing 
6.69 acre shopping center and an 11.2 acre open space parcel which is used to buffer residential uses on 
Monte Royale Street from La Paz Road. Therefore, the project will not conflict with the existing zoning for, 
or cause rezoning of forest land or timberland.  Therefore the project is consistent with the General Plan 
Program EIR and no further analysis is required.   

 
d)   No Impact.  There is no forest land in or around the project site.  The project involves the redevelopment of 

an existing 6.69 acre shopping center and an 11.2 acre open space parcel which is used to buffer residential 
uses on Monte Royale Street from La Paz Road. Therefore, the project will not result in the loss of forest 
land or conversion of forest land to non-forest use.  Therefore the project is consistent with the General Plan 
Program EIR and no further analysis is required.   

 
e)   No Impact.  There are no areas on or around the project area that contain Farmland or forest land.  The 

project involves the redevelopment of an existing 6.69 acre shopping center and an 11.2 acre open space 
parcel which is used to buffer residential uses on Monte Royale Street from La Paz Road. Therefore, the 
project will not involve any changes that could impact or result in the conversion of Farmland or forest land 
to non-agricultural or non-forest uses. Therefore the project is consistent with the General Plan Program EIR 
and no further analysis is required.   
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3.3 – Air Quality 

 
Program EIR Overview: 
Discussion of air quality issues related to implementation of the General Plan are discussed in section 5.3 of the 
General Plan Program EIR. The EIR determined that implementation of the General Plan would have significant 
short-term construction related impacts at both the project and cumulative levels, have significant long-term 
operational air quality impacts at both the project and cumulative levels, would result in emissions in excess of 
thresholds for criteria air pollutants (and precursors) for which the region is in nonattainment, and would 
significantly impact sensitive receptors as a result of toxic air contaminants (TAC). The EIR also determined that 
impacts from objectionable odors would be less than significant. 
 
Discussion of Project Impacts: The project has individual impacts that are less than significant from construction 
and operational emissions since they do not exceed the levels of significance for air quality emissions as 
determined by the South Coast Air Quality Management District. However the project contributes cumulative air 
emissions consistent with the impacts analyzed in the General Plan Program EIR.  
 
General Plan EIR Mitigation Measures: 
Mitigation Measures identified in the General Plan Program EIR and applicable to the Moulton La Paz project are 
listed below: 
 
AQ-1 The City shall implement the following measures to reduce the amount of fugitive dust that is re-
entrained into the atmosphere from unpaved areas, parking lots, and construction sites: 

1. Require the following measures to be taken during the construction of all projects to reduce the amount 
of dust and other sources of PM10, in accordance with SCAQMD Rule 403: 

• Dust suppression at construction sites using vegetation, surfactants, and other chemical 
stabilizers 

• Wheel washers for construction equipment 

• Watering down of all construction areas 

• Limit speeds at construction sites to 15 miles per hour 

• Covering of aggregate or similar material during transportation of material 
2. Adopt incentives, regulations, and/or procedures to reduce paved road dust emissions through targeted 

street sweeping of roads subject to high traffic levels and silt loadings. 
3. Pave currently unpaved roads and parking lots or establish and enforce 15 miles per hour speed limits 

on low-use unpaved roads as permitted under California Vehicle Code section 22365. 
 
AQ-2 The City shall require each project applicant, as a condition of project approval, to implement the 
following measures to reduce exhaust emissions from construction equipment: 

1. Commercial electric power shall be provided to the project site in adequate capacity to avoid or 
minimize the use of portable gas-powered electric generators and equipment. 

2. Where feasible, equipment requiring the use of fossil fuels (e.g. diesel) shall be replaced or substituted 
with electrically driven equivalents (provided that they are not run via a portable generator set). 
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3. To the extent feasible, alternative fuels and emission controls shall be used to further reduce exhaust 
emissions. 

4. On-site equipment shall not be left idling when not in use. 
5. The hours of operations of heavy-duty equipment and/or the amount of equipment in use at any one 

time shall be limited. 
6. Staging areas for heavy-duty construction equipment shall be located as far as possible from sensitive 

receptors. 
7. Before construction contracts are issued, the project applicants shall perform a review of new 

technology, in consultation with the SCAQMD, as it relates to heavy-duty equipment, to determine what 
(if any) advances in emissions reductions are available for use and are economically feasible. 
Construction contract and bid specifications shall require contractors to utilize the best available and 
economically feasible technology on an established percentage of the equipment fleet. It is anticipated 
that in the near future, both NOx and PM10 control equipment will be available.  

 
AQ-6 The City shall work with project proponents to ensure that safe and attractive sidewalks, walkways, bike 
lanes, and crosswalks that facilitate use are provided in accordance with City standards. The City shall work with 
developers to construct links to adjacent communities, using open space easements and utility easements when 
appropriate.  
 
AQ-7 The City shall provide bike support facilities (e.g., bicycle racks, personal lockers, showers, and other 
bicycle support facilities) in new development and revitalization projects to encourage bicycle riding as a 
transportation mode. The City shall adopt a formal bike support facility ordinance and/or guidelines applicable 
to private and public development. 
 
AQ-14 The City shall evaluate proposed development projects throughout the City using LEED standards, 
GreenPoint Rated, and/or other green building standards. The City encourages all future development and 
major renovation projects within the following General Plan designations to achieve LEED certification, and/or 
other green certifications: High Density Residential, Village Commercial, Freeway Commercial, Community 
Commercial, Office Professional, Mixed Use, Neighborhood Mixed Use, and Community/Private Institution. The 
City shall investigate the potential to offer density bonus incentives on residential projects that achieve LEED 
certification, and other green certifications and ratings. 
 
AQ-16 The City shall work with the SCAQMD and the SCAG to implement the AQMP and meet all federal and 
state air quality standards for pollutants. The City shall participate in any future amendments and updates to the 
AQMP. The City shall also implement, review, and interpret the General Plan and future discretionary projects in 
a manner consistent with the AQMP to meet standards and reduce overall emissions from mobile and stationary 
sources. 
 
AQ-18 The City shall review all future development proposals for potential regional and local air quality impacts 
per CEQA. If potential impacts are identified, mitigation will be required to reduce the impact to a level less than 
significant, where technically and economically feasible. 
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AQ-19 The City shall implement the following measures to minimize exposure of sensitive receptors and sites 
to health risks related to air pollution: 

1. Encourage site plan designs to provide the appropriate set-backs and/or design features that reduce 
TACs at the source. 

2. Encourage the applicants for sensitive land uses to incorporate design features (e.g., pollution 
prevention, pollution reduction, barriers, landscaping, ventilation systems, or other measures) in the 
planning process to minimize the potential impacts of air pollution on sensitive receptors. 

3. Actively participate in decisions on the siting or expansion of facilities or land uses (e.g., freeway 
expansions), to ensure the inclusion of air quality mitigation measures. 

4. Where decisions on land use may result in emissions of air contaminants that pose significant health 
risks, consider options, including possible relocation, recycling, redevelopment, rezoning, and incentive 
programs. 

5. Activities involving idling trucks shall be oriented as far away from and downwind of existing or 
proposed sensitive receptors as feasible. 

6. Strategies shall be incorporated to reduce the idling time of main propulsion engines though alternative 
technologies such as IdleAire, electrification of truck parking, and alternative energy sources for TRUs to 
allow diesel engines to be completely turned off.  

 
Level of Significance after Mitigation. Implementation of the General Plan will result in potentially significant 
impacts to air quality that cannot be fully mitigated. A Statement of Overriding Considerations was adopted 
pursuant to Sections 15093 and 15126(b) of the CEQA Guidelines for these unavoidable significant impacts.   
 
Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Conflict with or obstruct implementation of the applicable 
air quality plan? 

    

b) Violate any air quality standard or contribute substantially 
to an existing or projected air quality violation? 

    

c) Result in a cumulatively considerable net increase of any 
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air 
quality standard (including releasing emissions, which exceed 
quantitative thresholds for ozone precursors)? 

    

d) Expose sensitive receptors to substantial pollutant 
concentrations? 

    
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e) Create objectionable odors affecting a substantial number 
of people? 

    

a)    No Impact.  The General Plan Program EIR analyzed the General Plan’s impacts against the federal and state 
framework of air quality plans, air quality standards and rules including regional air quality planning plans, 
and rules and regulations of the South Coast Air Quality Management District. 

 
 Impacts were assessed in terms of short-term construction impacts resulting from construction activity 

anticipated as the general plan achieves build-out in addition to long-term operational impacts as projects 
are completed and come on line. The long-term impacts analysis included area and mobile source emissions 
as well as emissions from stationary sources. Impacts to sensitive receptors were also analyzed as a result of 
the City’s implementation of the General Plan.  At one intersection within the City (Avenida de la Carlota and 
El Toro Road), the EIR also included an analysis of a “CO hotspot” due to anticipated congestion at the 
intersection that would cause the intersection’s efficiency to operate below an acceptable level. The General 
Plan Program EIR also evaluated impacts from rail sources from an existing rail line which lies on the City’s 
eastern boundary as well as the potential for odors.    

 
Short-term impacts from construction were determined to be significant and unavoidable as were long-term 
impacts, and emissions from stationary sources. Consequently, the General Plan Program EIR also 
determined that implementation of the General Plan would conflict with SCAQMD air quality planning 
efforts and would result in a significant and unavoidable impact.  Other impacts described above were 
determined to be less than significant with the application of mitigation or due to the fact that the impacts 
did not rise to a level of significance. Although certain impacts were determined to be significant and 
unavoidable, mitigation measures were listed for projects anticipated to become operational as part of the 
City’s implementation of the General Plan to reduce impacts to the greatest extent feasible. 
 
The proposed project is consistent with the activities the General Plan anticipated for build out and is 
therefore consistent with the General Plan Program EIR’s analysis.  Page 3-10 of the General Plan Program 
EIR described activity at the site to include the construction of an additional 30,000 square feet of non-
residential development, and various improvements to the open space located adjacent to La Paz Road 
through increased landscaping and by creating an active presence on the street. The proposed project 
includes all of these elements as described by the project’s second phase which provides for active bike and 
pedestrian trails in addition to on-going use of the existing equestrian trail. The applicable mitigation 
measures identified in the General Plan Program EIR are incorporated into the design of the project and will 
be made conditions of project approval. Mitigation measures AQ-1 and AQ-2 apply to short-term impacts 
from construction. Mitigation measures AQ-6, AQ-7, AQ-14, AQ-16, and AQ-18 apply to operational impacts. 
Therefore the project is within the scope of the General Plan Program EIR and no further analysis is 
required. 
 

b)  No Impact.  See 3.3a. In addition the Program EIR predicted the following significant operational emissions as 
a result of the City’s implementation of its General Plan (from Table 5.3-4 of the General Plan EIR): 
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Impacts to ROG, NOx, CO, PM10 and PM2.5 exceeded SCAQMD thresholds and the General Plan Program EIR 
determined that impacts were significant and unavoidable even after the application of mitigation 
measures. The project will have a pro rata share of impacts as a result of the construction of 30,000 square 
feet of additional commercial improvements to the property. Air Quality Modeling used to ascertain the 
project’s share yielded the following results (URBEMIS 2007 Version 9.2.4 was used to maintain consistency 
with the General Plan Program EIR analysis which also utilized URBEMIS 2007 Version 9.2.4.): 

 

Source ROG 
(lbs/day) 

NOX 
(lbs/day) 

CO   
(lbs/day) 

SOX 
(lbs/day) 

PM10 
(lbs/day) 

PM2.5 
(lbs/day) 

Area Sources 
0.45 0.33 3.33 0 0.01 0.01 

Mobile 
Sources 

10.14 12.16 106.64 0.13 21.16 4.13 

Total 
Unmitigated 
Emissions 

10.59 12.49 106.97 0.13 21.17 4.14 

Significance 
Threshold 

55 55 550 150 150 55 

  The low level of emissions associated with the project in the operational phase is consistent with the small 
increment of development the project represents under the General Plan build out scenario. Nonetheless, 
the applicable mitigation measures identified in the General Plan Program EIR are incorporated into the 
design of the project and will be made conditions of approval (AQ-6, AQ-7, AQ-14, AQ-16, and AQ-18). 
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Therefore the project‘s operational impacts are within the scope of the General Plan Program EIR and no 
further analysis is required. 

 
The project’s air quality impacts from construction were determined using URBEMIS 2007 Version 9.2.4. The 
following air quality impacts resulting from construction are anticipated: 

   

Source ROG 
(lbs/day) 

NOX 
(lbs/day) 

CO   
(lbs/day) 

SOX 
(lbs/day) 

PM10 
(lbs/day) 

PM2.5 
(lbs/day) 

Total 
Unmitigated  
Construction 
Emissions 

32.95 54.71 31.75 .01 100.37 22.95 

Significance 
Threshold 

75 100 550 150 150 55 

 
The impacts do not exceed threshold limits for construction emissions described by AQMD. The significance 
thresholds used for construction and operations were from AQMD’s March 2011 revision. 

 
Although the project’s impacts are limited individually, the General Plan Program EIR determined that air 
quality impacts from construction and mobile and stationary sources on a regional basis were significant and 
unavoidable.  Since the project is consistent with the increment of development anticipated on the site, no 
new impacts occur that were not already anticipated and analyzed under the General Plan Program EIR. No 
cumulative significant impacts were determined for local mobile sources in the General Plan Program EIR.  
 
The applicable mitigation measures identified in the General Plan Program EIR are incorporated into the 
design of the project and will be made conditions of project approval. Therefore the project‘s impacts are 
within the scope of the General Plan Program EIR and no further analysis is required. 

 
c)   No Impact.  See 3.3a and 3.3b. The General Plan Program EIR determined that emissions resulting from the 

City’s implementation of the General Plan would result in air pollutant levels for which the region is in 
nonattainment even after the implementation of mitigation measures.   The project is consistent with the 
level of development anticipated at the project site and is therefore within the scope of the General Plan 
Program EIR and no further analysis is required. The applicable mitigation measures (AQ-1, AQ-2, AQ-6, AQ-
7, AQ-14, AQ-16, and AQ-18) identified in the General Plan Program EIR are incorporated into the design of 
the project and will be made conditions of project approval to ensure the project’s impacts do not exceed 
those impacts identified by the General Plan Program EIR. 

 
d)  No Impact.  See 3.3a and 3.3b. The General Plan Program EIR defines sensitive receptors as places where 

children, the elderly, persons with respiratory or cardiovascular illness, and athletes and others who engage 
in frequent exercise are housed or gather. Sensitive receptors include residences and park/open space 
areas.  The General Plan Program EIR determined that operational activities would result in emissions as 
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described above that would expose sensitive receptors to substantial pollutant concentrations, and 
determined they had the potential to be significant and unavoidable even after the application of mitigation. 
Individually, the project will not result in substantial pollutant concentrations since the analysis depicted in 
Section 3.3b does not rise above the level of significance determined by SCAQMD. From a cumulative 
approach, the General Plan Program EIR determined that implementation of the General Plan had the 
potential to make a significant, cumulatively considerable contribution to emissions which would expose 
sensitive receptors to pollutant concentrations which exceeded significance levels. However, the project is 
consistent with the level of development anticipated for the site and no new impacts beyond those already 
analyzed in the General Plan Program EIR will occur. Therefore the project is within the scope of the General 
Plan Program EIR and no further analysis is required.  

 
e)   No Impact.  The General Plan Program EIR concludes that there will be no significant impacts, short-term or 

long-term, due to odors associated with the implementation of the General Plan. Specifically, the EIR 
discusses Southern California Air Quality Management District (SCAQMD) thresholds and rules. SCAQMD 
identifies several land use types that are known to cause odors, including agriculture, wastewater treatment 
plants, rail yards, and dairies. The General Plan identifies only one major potential source of odor in the City 
(a composting facility on Moulton Parkway) and states that the General Plan does not propose the 
development of any major odor sources such as the ones listed by SCAQMD. The Moulton La Paz Project fits 
within this parameter because it proposes no uses that are typically associated with a major source of odor, 
and is comprised of only typical commercial uses such as retail and restaurants. The General Plan Program 
EIR also concludes that short-term construction related odors, such as that from diesel equipment, and long-
term mobile odor sources, such as exhaust fumes from vehicles on adjacent roadways would not be 
significant. The project will use equipment during construction that may produce odors, but these will be 
temporary and fall within the parameters of the General Plan Program EIR. Exhaust fumes from vehicles on 
the roadways adjacent to the project are already in existence. The project is not expected to contribute a 
significant amount of odors from mobile sources and falls within the parameters of the General Plan 
Program EIR. There will be no impact due to odors as a result of the project that have not already been 
identified and reviewed in the General Plan Program EIR. Therefore the project is within the scope of the 
General Plan Program EIR and no further analysis is required. 
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3.4 – Biological Resources 

 
Program EIR Overview: 
Discussion of biological resources related to implementation of the General Plan is located in section 5.4 of the 
Program EIR. The General Plan Program EIR states that there are limited areas of native vegetation, isolated to 
patches that occur in stream channels or drainages, hillsides paralleling some roadways, and small urban 
canyons. It also notes that some of these native habitats are interspersed with non-native, disturbed vegetative 
cover. According to the General Plan Program EIR, there are some sensitive vegetation communities in Laguna 
Hills, specifically, southern arroyo willow forest, coastal brackish marsh, coastal sage scrub, and mulefat scrub. 
However, none of these sensitive vegetative communities occur within the Moulton La Paz Project Area. 
Additionally, the General Plan Program EIR identifies no known sensitive plant species in Laguna Hills.  
 
Discussion of Project Impacts: The project will result in the removal of a stand of eucalyptus trees that currently 
exists on the City’s open space. Trees removed will be replaced on an inch-for-inch basis as required by adopted 
Mitigation Measure B-4 in the General Plan Program EIR. The project does not impact sensitive species or their 
habitat. 
 
General Plan EIR Mitigation Measures: 
Mitigation Measures identified in the Program EIR and applicable to the Moulton La Paz project are listed below: 
 
B-1 Activities implemented under the General Plan will undergo project-specific review for potential impacts 
to biological resources in accordance with CEQA. The City shall require that all General Plan implementation 
activities adhere to California and federal legislation that protects all sensitive plants, wildlife, habitats and 
wetlands. The City shall work closely with the USACE, USFWS, RWQCB, and the CDFG during the discretionary 
project permitting and CEQA review of any project that may result in the alteration of a stream bed, involve the 
removal of vegetation in wetland and riparian habitats, disturb waters of the U.S. or otherwise impacts sensitive 
biological resources. If recommended or required by the resource agencies, project-specific measures to 
mitigate potential impacts and sensitive species, such as native birds and bats, will be established as conditions 
of project approval. Mitigation measures for habitat and species may include, but are not limited to, avoidance, 
enhancement, restoration, or a combination of any of the three.  
 
B-2 The City shall continue to implement the National Pollutant Discharge Elimination System (NPDES) 
stormwater permits issued by the state and RWQCB. The City shall also require new development and 
revitalization projects to incorporate BMPs pursuant to the NPDES permit to ensure compliance with applicable 
state and federal regulations.  
 
B-3 As a condition of project-specific approval, the City shall require new development and redevelopment 
to provide adequate on-site and off-site stormwater and flood management facilities to control direct and 
indirect erosion and discharges of pollutants and/or sediments. To determine the facility and BMP needs, the 
City will require, when necessary, a hydrological/drainage analysis be performed by a state-licensed and City-
approved engineer, with the cost of said analysis the responsibility of the project applicant. 
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B-4 In accordance with the City of Laguna Hills Tree Protection Ordinance, a permit shall be required from 
the Public Services Director to plant, move, spray, trim, remove, prune, replace, cut, or otherwise disturb any 
tree in any public place. Section 8-08.050 of the Laguna Hills Tree Protection Ordinance requires that trees be 
replaced by the caliper inch measured at diameter breast height (DBH). For every inch of DBH removed, an equal 
number of caliper inches shall be replaced. For example, the removal of one 12-inch tree shall necessitate the 
planting of a total of 12 inches of new tree(s). 
 
Level of Significance after Mitigation. No unavoidable significant impacts related to Biological Resources were 
identified in the Program EIR. 
 
Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Have a substantial adverse effect, either directly or through 
habitat modifications, on any species identified as a 
candidate, sensitive, or special status species in local or 
regional plans, policies, or regulations, or by the California 
Department of Fish and Game or U.S. Fish and Wildlife 
Service? 

    

b) Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or 
regional plans, policies, regulations, or by the California 
Department of Fish and Game or US Fish and Wildlife Service? 

    

c) Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological interruption, or 
other means? 

    

d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with 
established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites? 

    

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

    

f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, or 

    
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other approved local, regional, or state habitat conservation 
plan? 

a)   No Impact.  Pursuant to General Plan Program EIR mitigation measure B-1, a biological assessment of the 
site was prepared by VCS Environmental on February 17, 2012. The site evaluation determined that there 
are no known candidate, sensitive, or special status species that will be affected directly or through habitat 
modification by the implementation of the project. There will be no impact on sensitive plant species as a 
result of the project that has not already been identified and reviewed in the General Plan Program EIR. 
Therefore the project is consistent with the General Plan Program EIR and no further analysis is required.    

 
b)   No Impact.  The project site is already developed and is surrounded by urban development.  No significant 

riparian habitat or sensitive natural community exists on-site or in close proximity to the project site.  
Therefore, the proposed project would not have the potential to directly or indirectly affect any riparian 
habitat or sensitive natural community.  An evaluation of the site by VCS confirmed the absence of riparian 
habitat and other sensitive natural communities. Therefore the project is consistent with the General Plan 
Program EIR and no further analysis is required.   

 
c)   No Impact.  The General Plan Program EIR identifies that there are wetland and riparian areas within the 

City, primarily associated with Veeh Reservoir, San Diego Creek, Aliso Creek, and Oso Creek. While the 
Program EIR identifies a minor “hydrology feature” along the northern side of La Paz Road on the project 
site, the project site is already developed and is surrounded by urban development. In the early 1980s, a 66-
inch RCP pipe was installed which permanently modified the hydrology feature by placing its water source in 
an underground storm drain.  No federally protected wetlands exist on-site or in close proximity to the 
project site. Therefore, the proposed project would not have the potential to directly or indirectly affect any 
federally protected wetlands.  In addition a field evaluation conducted by VCS confirmed the absence of 
such features on the site. Therefore the project is consistent with the General Plan Program EIR and no 
further analysis is required.   

 
d)  No Impact.  The project site is already developed and is surrounded by urban development.  No wildlife 

migratory corridors or wildlife nursery sites exist on-site or in close proximity to the project site.  Therefore, 
the proposed project would not have the potential to directly or indirectly interfere with the movement or 
migration of wildlife. Therefore the project is consistent with the General Plan Program EIR and no further 
analysis is required. 

 
e)  No Impact.  The General Plan Program EIR concluded that with incorporation of mitigation measure B-4, 

impacts involving conflicts with local policies or ordinances protecting biological resources would be less 
than significant. The City’s only applicable policy is in Chapter 8-08 of the Laguna Hills Municipal Code, which 
governs trees and shrubs in public places. The City has no tree preservation policy affecting trees on private 
property.  The open space portion of the Moulton La Paz project, however, will be subject to Chapter 8-08, 
which requires a permit issued by the Public Services Director prior to removal of any trees in public places. 
General Plan Program EIR mitigation measure B-4 is incorporated into the design of the project and will be 
made a condition of project approval. Generally, trees removed must be replaced by the caliper inch, such 
that for every inch of DBH (diameter at breast height) removed, an equal number of caliper inches shall be 
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replaced, as required by the Public Services Director. The project will result in the removal of approximately 
80 eucalyptus trees which the City will be required to replace on an inch-for-inch basis. Since the project 
implements the applicable General Plan Program EIR mitigation measure offsetting the loss of trees on the 
open space parcel, the project’s impacts fit within the scope of the General Plan Program EIR. 

 
f)  No Impact.  The General Plan Program EIR concluded that implementation of the General Plan was not 

expected to conflict with the provisions of an adopted natural community conservation plan, habitat 
conservation plan, or other adopted conservation plans; therefore, impacts would be less than significant. 
The General Plan Program EIR states that while the Orange County Environmental Management Agency 
adopted the Orange County Coastal NCCP/NHP, Laguna Hills is not a “participating city,” and, further, no 
“reserve land” occurs within the City. No other habitat conservation plans have been adopted to govern the 
use of the project site or surrounding lands. Implementation of the Moulton La Paz project will not conflict 
with the provisions of an adopted NCCP/HCP or other approved habitat conservation plan, and will 
therefore not result in significant impacts. Even though the City is not a participant in the Orange County 
Coastal NCCP/ NHP, the project site does not support candidate sensitive, or special status species, include 
riparian habitat or other sensitive natural communities, or include protected wetlands. A biological 
assessment of the site was prepared by VCS Environmental on February 17, 2012 and no such biological 
resources were found to occur on the site. Therefore the project is consistent with impacts identified by the 
General Plan Program EIR and no further analysis is required.   
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3.5 – Cultural Resources 

 
Program EIR Overview: 
Discussion regarding cultural resources related to implementation of the General Plan is found in Section 5.5 of 
the Program EIR. The General Plan Program EIR states that implementation of the General Plan is not likely to 
impact historical or archaeological resources since a majority of the new development anticipated under the 
General Plan will involve infill and redevelopment of existing developed areas, making the likelihood of finding 
new or undiscovered archaeological or paleontological resources limited. In addition the potential to impact 
paleontological resources or result in disturbance of human remains as a result of the implementation of the 
City’s General Plan was also determined to be less than significant provided development projects were 
reviewed to ensure that resources are conserved in compliance with CEQA. Additionally, no known resource in 
the project area is currently listed or eligible for listing in the National Register of Historic Places or the California 
Register of Historic Resources.  
 
Discussion of Project Impacts: The project will result in ground disturbing activities such as grading, and clearing 
and grubbing. Due to previous disturbances to the site involving substantial excavation and grading, no impacts 
will occur. 
 
General Plan EIR Mitigation Measures: 
The General Plan Program EIR identifies no significant impacts associated with Cultural Resources and therefore 
no mitigation is required. 
 
Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Cause a substantial adverse change in the significance of a 
historical resource as defined in § 15064.5? 

    

b) Cause a substantial adverse change in the significance of an 
archeological resource pursuant to § 15064.5? 

    

c) Directly or indirectly destroy a unique paleontological 
resource or site or unique geological feature? 

    

d) Disturb any human remains, including those interred 
outside of formal cemeteries? 

    

a)  No Impact.  The General Plan Program EIR states that no historical resources were identified though the 
cultural resources site records search which included the project site; therefore the EIR concluded that 
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impacts to the significance of historical resources would be less than significant. No historical resources in 
the project area have been identified since the adoption of the Program EIR. Therefore there are no new 
impacts on historic resources as a result of the project that have not already been identified and reviewed in 
the General Plan Program EIR. Therefore the project is consistent with impacts identified by the General 
Plan Program EIR and no further analysis is required.   

 
b)  No Impact.  The General Plan Program EIR concludes that development resulting from the implementation of 

the General Plan will have less than significant impacts on archaeological resources. Research conducted for 
the General Plan EIR revealed 14 archaeological sites in within the City, indicating the potential for other 
archaeological resources to exist within the City as a whole, but did not identify the project site. However 
any archaeological resources on the commercially developed area would already have been discovered in 
the initial development of the center and open space parcel.  The portion of open space to be developed 
commercially was also previously improved with fill grading of around 10 feet, an underground storm drain 
and equestrian trail improvements. Previous improvements to the land would have unearthed potential 
resources or placed additional fill over them as part of county-approved grading for Tract 11236 or 11237. 
Fill up to 30 feet in depth was also placed in the open space parcel up to Alameda Avenue.  

 
The remaining open space area will not be significantly altered in a way that will disturb undiscovered 
archaeological resources as proposed grading will generally result in ground disturbing activities to within a 
few feet of the existing grade which consists of unnatural fill of up to 30 feet. Since modifications to the 
open space parcel will be limited to ground disturbance within a few feet of existing grade, there will be no 
new impacts on archaeological resources as a result of the project that have not already been identified and 
reviewed in the General Plan Program EIR which determined that no mitigation was required. Therefore the 
project is consistent with impacts identified by the General Plan Program EIR and no further analysis is 
required.   

 
c) No Impact.  The Program EIR concludes that development resulting from the implementation of the General 

Plan will have less than significant impacts on paleontological resources or unique geological features. There 
are no known paleontological resources or unique geological features in the project area. The chances of 
discovering new, unknown paleontological resources in the course of the project are nil due to previous 
development of the site (see discussion above in response 3.5b). There will be no new impacts on 
paleontological resources as a result of the project that have not already been identified and reviewed in the 
General Plan Program EIR which determined that no mitigation was required.  Therefore the project is 
consistent with impacts identified by the General Plan Program EIR and no further analysis is required.   

 
d)  No Impact.  The General Plan Program EIR concludes that development resulting from implementation of the 

General Plan will have less than significant impacts on disturbance of human remains. The Program EIR 
states that there is a potential for human remains to be found in undeveloped areas, but concludes that 
based on the history and amount of development that has already been undertaken in the area, the 
potential to disturb human remains by carrying out development as prescribed in the General Plan will have 
less than significant impacts. A portion of the project site includes currently undeveloped open space area. 
However, the area has been previously developed as described in Section 3b. In the unlikely event of 
accidental discovery of any human remains, the County Coroner shall be notified immediately and 
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construction activities will be halted in accordance with Health and Safety Code Section 7050.5.  If the 
remains are found to be Native American, Health and Safety Code Section 7050.5, subdivision (c), and Public 
Resources Code 5097.98 (as amended by AB 2641) shall be followed.  There will be no new impacts to 
human remains as a result of the project that have not already been identified and reviewed in the General 
Plan Program EIR which also determined that no mitigation was required to address impacts to resources.  
Therefore the project is consistent with impacts identified by the General Plan Program EIR and no further 
analysis is required.   
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3.6 – Geology and Soils 
 
 
Program EIR Overview: 
Discussion regarding geology and soils related to implementation of the General Plan are discussed in section 
5.6 of the General Program EIR. The General Plan Program EIR determined that although new development 
would be exposed to hazards from ground shaking, seismic activity and earthquake induced landslides and 
liquefaction, mitigation measures would reduce potential impacts below a level of significance. The EIR also 
determined that the implementation of the General Plan may allow development to occur in areas that contain 
potential significant geologic hazards such as landslides, debris flows and expansive soils. However mitigation 
measures identified in the General Plan Program EIR would also reduce potential impacts below a level of 
significance. 
 
General Plan EIR Mitigation Measures: 
Mitigation Measures identified in the Program EIR and applicable to the Moulton La Paz project are listed below: 
 
GS-2 The City shall continually update development standards and adopt the latest building construction 
codes to guide future development and redevelopment in areas with known geologic and seismic-related 
hazards.  
 
GS-3 The City shall require geologic and/or geotechnical studies for proposed new development and 
redevelopment projects located in areas identified as susceptible to landslides and liquefaction, and binding 
mitigation strategies must be adopted. Compliance with the recommendations set forth in site-specific geologic 
and/or geotechnical studies will be made a condition of the site development permit for subsequent projects. In 
addition, the City may require applicants to incorporate measures to stabilize and maintain slopes on a site-by-
site basis, such as, but not limited to, proper planting, irrigation, retaining walls, and benching. 
 
GS-4 The City shall continually monitor and encourage remediation of unstable slope areas, particularly in 
areas characterized by the presence of crib walls or where historical anecdotal evidence of instability exists.  
 
Discussion of Project Impacts: The project would result in additional development that will be exposed to 
geologic hazards such as seismic shaking. However no site specific geologic hazards are associated with the 
project.  The project will be required to comply with applicable mitigation measures identified in the General 
Plan Program EIR to ensure impacts to proposed new development are reduced below a level of significance, 
such as compliance with the California Building Code. 
 
Level of Significance after Mitigation. No unavoidable significant impacts related to Geology and Soils were 
identified in the General Plan Program EIR. 
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Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Expose people or structures to potential substantial 
adverse effects, including the risk of loss, injury, or death 
involving: 

    

 i) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the State 
Geologist for the area or based on other substantial 
evidence of a known fault?  Refer to Division of 
Mines and Geology Special Publication 42. 

    

 ii) Strong Seismic ground shaking     

 iii) Seismic-related ground failure, including 
liquefaction? 

    

 iv) Landslides?     

b) Result in substantial soil erosion or the loss of topsoil?     

c) Be located on a geologic unit or soil that is unstable, or 
would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

d) Be located on expansive soil, as defined in Table 18-1-B of 
the Uniform Building Code (1994), creating substantial risks to 
life or property? 

    

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems 
where sewers are not available for the disposal of waste 
water? 

    

a) 
i)   No Impact.  The General Plan Program EIR concluded that with incorporation of mitigations measures GS-
1 and GS-2, impacts to fault rupture would be less than significant in the implementation of the General 
Plan. There are no earthquake faults or Alquist-Priolo zones shown on the most recent map issue by the 
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State Geologist within the vicinity of the project (State of California, Dpeartment of Conservation 2012).  The 
General Plan does identify two faults identified by the U.S. Geological Survey that underlie portions of the 
City; however, these faults have not been placed within State of California established Alquist-Priolo 
Earthquake Fault Zones, which are subject to special land use controls and building standards. Mitigation 
Measure GS-2 would apply to this project. GS-2 involves ensuring building codes, which contain regulations 
relating to building stability in the event of seismic activity, are up to date. The City has adopted the most 
recent comprehensive update of the California Building Code which includes the most recent state seismic 
requirements for structural design. All projects, including the Moulton La Paz project are required to acquire 
building permits, and are subject to the 2010 California Building Code to minimize damage from earthquakes 
and other geologic activity. There will be no new impacts due to fault rupture as a result of the project that 
have not already been identified and reviewed in the General Plan Program EIR.  Since the mitigation 
measures identified in the General Plan Program EIR are incorporated into the design of the project and will 
be made conditions of project approval, such as compliance with the building code to offset potential 
impacts from ground rupture from an earthquake fault, the project is within the scope of the General Plan 
Program EIR and no further analysis is required. 
 
ii)  No Impact.  The General Plan Program EIR concluded that with incorporation of GS-1 and GS-2, impacts 
due to ground shaking would be less than significant. The project site is not located in major active fault 
zones; however, like the rest of California, the project area is subject to ground shaking due to seismic 
activity. The General Plan Program EIR states that with the implementation measures listed above in item a. 
i., impacts related to ground shaking in the General Plan area, including the Moulton La Paz project area, 
would be less than significant. See above response (a.i.) for discussion relating to applicable mitigation 
measures identified in the General Plan Program EIR. There will be no impacts due to ground shaking as a 
result of the project  that have not already been identified and reviewed in the General Plan Program EIR. 
Since the mitigation measures identified in the General Plan Program EIR are incorporated into the design of 
the project and will be made conditions of project approval, such as compliance with the building code to 
offset potential impacts from seismic ground shaking, the project is within the scope of the General Plan 
Program EIR and no further analysis is required. 
 
iii) No Impact.  The General Plan Program EIR concluded that with incorporation of GS-3, impacts due to 
ground failure/liquefaction would be less than significant. The Program EIR shows a narrow liquefaction 
hazard area along the southern portion of La Paz Road, including the portion that abuts the project site. A 
preliminary geotechnical investigation prepared for the project dated November 14, 2011 indicated that no 
special requirements were needed to address impacts from liquefaction. However the report noted that 
once detailed project grades became known, further analysis should be conducted since isolated pockets of 
areas subject to liquefaction are thought to exist roughly 8 feet below grade. Expected displacement was 
identified in the range of 1/4 inch to 1-1/4 inches but the report concluded that development of the site was 
feasible from a geotechnical standpoint. Recommendations included in the report can be found on pages 8-
11 and are generally described as follow:  
 

• Grubbing and clearing 

• Removal of old fill and over-excavation 
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• Monitored grading 

• 90 percent compaction 

• Moisture content control 

• Imported soil testing 

• Limits on size of fill material such as rocks or broken concrete 

• Following applicable guidelines, codes and ordinances 

• Use of appropriate 2010 California Building Code site specific seismic design parameters 

• Additional review of foundation and grading plans 

• Preparation of a supplemental geotechnical investigation with additional subsurface exploration 
once actual design grades are determined. 

 
Pursuant to GS-3, new construction associated with the Moulton La Paz Project will be subject to a condition 
of approval requiring geotechnical studies and compliance with recommendations in those geotechnical 
studies prior to permit issuance for the disturbed areas that may be subject to liquefaction (i.e. the portions 
of the project areas directly adjacent to La Paz Road). There will be no impacts due to ground 
failure/liquefaction as a result of the project that have not already been identified and reviewed in the 
General Plan Program EIR.  Since mitigation measures identified in the General Plan Program EIR are 
incorporated into the design of the project and will be made conditions of project approval, such as approval 
of geologic and/ or geotechnical studies and compliance with the recommendations in those studies prior to 
issuance of a building permit, the project is within the scope of the impacts described by the General Plan 
Program EIR and no further analysis is required. 
 
iv) No Impact.  The Program EIR concluded that with incorporation of GS-3 and GS-4, impacts due to 
landslides would be less than significant. The General Plan Program EIR shows very small portions of the 
slope area above the project site as potential landslide hazard zones, simply due to the steep nature of the 
slope. A slope area borders a portion of the project area, with homes at the top of the slope, and the project 
area down-slope. Currently, the slope area that abuts the existing commercial site is well vegetated to 
protect from slides and other similar issues. A preliminary geotechnical investigation prepared for the 
project dated November 14, 2011 indicated that landslide was not an issue of concern for the project. Also, 
the development of the additional commercial area will not have any impact on the slope area, and the 
existing vegetation will all be maintained. The slope area abutting the existing open space corridor on La Paz 
Road is much smaller and not as steep as the portion abutting the commercial center. The City plans to re-
landscape and add trail and passive recreation areas in the open space corridor. Slope planting will be 
maintained or re-landscaped in this area, reducing the possibility of displacement of soils and other slope 
materials. As previously noted, the slope areas abutting the open space area are minor slopes, and as such 
are not shown as landslide hazard areas in the General Plan Program EIR. No slope areas identified as 
landslide hazard zones will be disturbed as a part of the Moulton La Paz Project. The Moulton La Paz Project 
will be subject to a condition of approval requiring final geotechnical studies and compliance with the 
recommendations in those studies prior to permit issuance for the disturbed areas that may be subject to 
landslide (i.e. the portions of the project areas directly adjacent to La Paz Road), as required in mitigation 
measure GS-3 of the Program EIR. There will be no impact due to landslides as a result of the project that 
have not already been identified and reviewed in the General Plan Program EIR.  Since mitigation measures 
identified in the General Plan Program EIR are incorporated into the design of the project and will be made 
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conditions of project approval, such as approval of geologic and/ or geotechnical studies prior to issuance of 
a building permit, the project is within the scope of the impacts described by General Plan Program EIR and 
no further analysis is required. 

 
b)   No Impact.  The General Plan Program EIR concluded that impacts due to soil erosion would be less than 

significant. The General Plan Program EIR states that existing regulations in place, including local and state 
building codes and requirements for erosion control and grading activities, safeguard against soil erosion. 
The conditions resulting from the implementation of the Moulton La Paz project will not result in substantial 
soil erosion or the loss of top soil. All area will be paved or landscaped. The portion of the project consisting 
of commercial center will be finished with largely impervious surfaces with intermittent landscape planters 
and required drainage. The perimeter of the commercial area and the remaining City open space corridor 
will be landscaped with trees, shrubs, native grasses, and other ground cover. These conditions are not 
conducive to loss of topsoil or soil erosion. All construction and grading activities of the Moulton La Paz 
project will be subject to building and water quality controls requiring erosion control measures on 
disturbed soil during construction activities (these are standard Conditions of Approval for all development 
projects). Part of the project also includes the construction of an on-site retention pond which will have the 
effect of metering the flow of water out of the retention pond and into the watershed which will reduce the 
potential for erosion. There will be no impact on soil erosion as a result of the project that have not already 
been identified and reviewed in the General Plan Program EIR. The project is required by law to comply with 
the City’s water quality requirements which include hydro modification provisions under the City’s MS4 
NPDES permit prior to issuance of a building permit. Therefore the project is within the scope of the impacts 
described by General Plan Program EIR and no further analysis is required. 

  
c)   No Impact.  See section 3.8a and 3.8b, above.  The General Plan Program EIR states that subsidence due to 

groundwater withdrawal is possible in areas of Laguna Hills; however, there are no records of such 
subsidence occurring in the General Plan project area. The General Plan Program EIR concludes that impacts 
due to unstable geology units in the General Plan area, including the Moulton La Paz project would be less 
than significant with mitigation incorporation. Specifically, the General Plan Program EIR states that 
Mitigation Measure GS-5 should be incorporated to mitigate any impacts from unstable geology units. 
Mitigation measure GS-5 requires groundwater studies for projects with known or suspected high 
groundwater levels and requires incorporation of construction approaches to protect structures from 
potential unstable geology. A preliminary geotechnical investigation prepared for the project dated 
November 14, 2011 indicated that ground water was encountered in the area where new building 
construction is proposed at a depth of 17 feet. The report concluded that no special requirements are 
needed to facilitate the anticipated construction since the soil is capable of supporting the proposed 
development, subject to the recommendations described above. Consequently, the project area is not 
subject to impacts from ground water, so this mitigation measure would not apply to this project. However 
a final geotechnical study will be prepared to further document the site’s suitability for construction. There 
will be no impact due to unstable geology units as a result of the project that have not already been 
identified and reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts 
identified by the General Plan Program EIR and no further analysis is required.      
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d)   No Impact.  The General Plan Program EIR concluded that due to other codes and requirements for building 
projects already in place, impacts associated with expansive soils would be less than significant. Laguna Hills 
is known to have areas of expansive soils, but the project will be required to comply with the Municipal 
Code, Uniform Building Code, and grading regulations, including submitting soils reports and geotechnical 
studies as required.  There will be no impact due to expansive soil that would create substantial risks to life 
or property as a result of the project that have not already been identified and reviewed in the General Plan 
Program EIR.  Therefore the project is consistent with impacts identified by the General Plan Program EIR 
and no further analysis is required.        

 
e)   No Impact.  The General Plan Program EIR concluded that development planned as a part of the Program EIR 

would have no significant impacts on wastewater systems.  The project does not involve the use of septic 
tanks. All wastewater will continue to be conveyed off-site via connections to the sanitary sewer system.  
Therefore the project is consistent with impacts identified by the General Plan Program EIR and no further 
analysis is required.        
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3.7 – Greenhouse Gas Emissions 

 
Program EIR Overview: 
Discussion regarding greenhouse gas emissions related to implementation of the General Plan are discussed in 
section 6.3 (Global Climate Change) of the Program EIR. The EIR concluded that the implementation of the 
General Plan would result in a 24 percent increase over baseline conditions analyzed before the implementation 
of the General Plan. The EIR determined that this impact was significant and unavoidable. 
 
Discussion of Project Impacts: The project will result in an incremental increase in development that will 
contribute a proportionate share of increased GHG emissions that was anticipated in the General Plan EIR. 
 
General Plan Mitigation Measures 
Mitigation Measures identified in the General Plan Program EIR and applicable to the Moulton La Paz project are 
listed below: 
 
GCC-2 The City shall evaluate proposed development projects throughout the City using LEED standards, 
GreenPoint Rated, and/or other green building standards. The City encourages all future development and 
major renovation projects within the following General Plan designations to achieve LEED certification, and/or 
other green certifications: High Density Residential, Village Commercial, Freeway Commercial, Community 
Commercial, Office Professional, Mixed Use, Neighborhood Mixed Use, and Community/Private Institution. The 
City shall investigate the potential to offer density bonus incentives on residential projects that achieve LEED 
certification and other green certifications and ratings.  
 
GCC-6 The City shall work with project proponents to ensure that safe and attractive sidewalks, walkways, bike 
lanes, and crosswalks that facilitate use are provided in accordance with City standards. The City shall work with 
developers to construct links to adjacent communities, using open space easements and utility easements 
where appropriate. 
 
GCC-7 The City shall provide bicycle support facilities (e.g., bicycle racks, personal lockers, showers, and other 
bicycle riding support facilities) in new development and revitalization projects to encourage bicycle riding as a 
transportation mode. The City shall adopt a formal bike support facility ordinance and/or guidelines applicable 
to private and public development.  
 
GCC-11 The City shall encourage water conservation throughout Laguna Hills in the following ways: 

1. Encourage water developments to apply water-conserving principles, including such techniques and 
materials as native or low water use (drought-tolerant) plants, low precipitation sprinkler heads, 
bubblers, drip irrigation systems, and timing devices. 

2. Support the production of recycled water and develop new uses for recycled water. 
3. Apply water conservation techniques/project “water budgets” to achieve a significant reduction over 

historic use and over average uses for the proposed type of development by incorporation of water 
conservation devices, such as low-flow toilets, flow restriction devices, and water conserving appliances 
in new public and private development and rehabilitation projects.  
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Level of Significance after Mitigation. Implementation of the General Plan will result in potentially significant 
impacts related to GHG emissions that cannot be fully mitigated. A Statement of Overriding Considerations was 
adopted pursuant to Sections 15093 and 15126(b) of the CEQA Guidelines for these unavoidable significant 
impacts.   
 
Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Generate greenhouse gas emissions, either directly or 
indirectly, that may have a significant impact on the 
environment?  

    

b) Conflict with an applicable plan, policy or regulation 
adopted for the purpose of reducing the emissions of 
greenhouse gasses? 

    

a)   No Impact.  The General Plan Program EIR determined that implementation of the General Plan could have a 
significant cumulative impacts on GHG emissions if the plan’s implementation would generate a substantial 
increase in GHG emissions relative to existing conditions.  The General Plan EIR identified GHG emissions 
under conditions that existed in 2008 and with the implementation of the General Plan at build out. The 
Table 6-4 from the General Plan Program EIR depicts the analysis: 
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The General Plan Program EIR determined that the resultant 24% increase in GHG emissions over 2008 
conditions was significant and unavoidable. The General Plan Program EIR included 14 mitigation measures 
in an effort to reduce potential impacts from GHG emissions as a result of the implementation of the 
General Plan. Of the 14 mitigation measures included as part of the General Plan Program EIR, 4 mitigation 
measures are applicable to new development. These applicable mitigation measures identified in the 
General Plan Program EIR are incorporated into the design of the project and will be made conditions of 
project approval in an effort to reduce GHG. 
 
The proposed project is consistent with the level of development anticipated for the site therefore the 
project is consistent with the impacts and within the scope of analysis conducted for the General Plan 
Program EIR. Therefore the project is consistent with impacts identified by the General Plan Program EIR 
and no further analysis is required.        
 

b)    No Impact.  See 3.7a.  
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3.8 – Hazards and Hazardous Materials 

 
Program EIR Overview: 
Discussion regarding hazards and hazardous materials related to implementation of the General Plan are 
discussed in section 5.7 of the General Plan Program EIR. The General Plan concluded that impacts as a result of 
the implementation of the General Plan would be less than significant. 
 
Discussion of Project Impacts: The project will result in an incremental increase in development that was 
anticipated under the General Plan Program EIR but does not include the use of hazardous materials or result in 
the creation of improvements, or the establishment uses or activities that increase the level of exposure of 
people or improvements to hazardous conditions. 
 
General Plan EIR Mitigation Measures: 
The General Plan Program EIR identified no significant potential impacts with regard to hazards and hazardous 
materials; therefore, no mitigation was required.  
 
Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Create a significant hazard to the public or the environment 
through the routine transport, use, or disposal of hazardous 
materials? 

    

b) Create a significant hazard to the public or the 
environment through reasonably foreseeable upset and 
accident conditions involving the release of hazardous 
materials into the environment? 

    

c) Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-quarter 
mile of an existing or proposed school? 

    

d) Be located on a site which is included on a list of hazardous 
materials sites compiled pursuant to Government Code 
Section 65962.5 and, as a result, would create a significant 
hazard to the public or the environment? 

    

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two miles of 
a public airport or public use airport, would the project result 

    
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in a safety hazard for people residing or working in the project 
area? 

f) For a project within the vicinity of a private airstrip, would 
the project result in a safety hazard for people residing or 
working in the project area? 

    

g) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency evacuation 
plan? 

    

h) Expose people or structures to a significant risk of loss, 
injury or death involving wildland fires, including where 
wildlands are adjacent to urbanized areas or where 
residences are intermixed with wildlands? 

    

a)   No Impact.  The General Plan Program EIR concludes that because the current regulatory environment 
provides a high level of protection from hazardous materials within, transported to, and stored at 
commercial or industrial facilities within the planning area, no significant impacts are expected due to the 
implementation of the General Plan.  Further, the project site will consist of typical commercial area (retail 
and restaurant space) and open space. Typical uses for this type of property are not expected to involve the 
use, storage, or transportation of hazardous materials. Impacts related to hazardous materials transport, 
use, disposal, or spill were adequately addressed in the General Plan Program EIR and no impacts beyond 
those studied in the EIR will result from implementation of the project. Therefore the project is consistent 
with impacts identified by the General Plan Program EIR and no further analysis is required.        

 
b) No Impact.  See 3.8a. 
 
c)    No Impact.  The subject site is not within one-quarter mile of an existing or planned school. Therefore there 

are no impacts and no further study is required.   Therefore the project is consistent with impacts identified 
by the General Plan Program EIR and no further analysis is required.        

 
d)   No Impact.  The General Plan Program EIR identified all sites within the City on the list of hazardous 

materials sites (commonly referred to as the Cortese List). Despite these occurrences, the Program EIR 
determined that impacts related to hazardous materials sites would be less than significant due to existing 
regulations and permit requirements. The subject site is not currently on the Cortese List (nor was it on the 
list at the time of the preparation of the EIR). There will be no impact related to the Cortese List that has not 
already been identified and reviewed in the General Plan Program EIR. Therefore the project is consistent 
with impacts identified by the General Plan Program EIR and no further analysis is required.        

 
e)   No Impact.  The General Plan area, including the project site, is not located within the boundaries of an 

airport land use plan or within the vicinity of a public or private airport. Therefore, the General Plan Program 
EIR determined that no further study was required and no impacts would occur. 
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f) No impact. See 3.8e. 
 
g)   No Impact.  The General Plan Program EIR determined that the relatively small scale of any new 

development that would result from implementation of the General Plan was not expected to impair 
implementation of, or physically interfere with the Laguna Hills Emergency Operations Plan (EOP). Potential 
impacts regarding interference with emergency response or evacuation plans was adequately studied in the 
Program EIR and impacts were determined to be less than significant; no further study is required. 
Therefore the project is consistent with impacts identified by the General Plan Program EIR and no further 
analysis is required.        

 
h)    No Impact.  The General Plan Program EIR concluded that impacts due to wildland fires would be less than 

significant. The City has no Very High Fire Hazard Severity areas, as designated by CAL FIRE’s Fire Hazard 
Severity Zone maps for State Responsibility Areas adopted in 2007. CAL FIRE has developed a draft Laguna 
Hills Local Responsibility Fire Hazard Severity Zone map; however, this map has not been adopted by the 
City of Laguna Hills. While the draft local responsibility map shows several moderate and high fire hazard 
severity zones within the City, the project area is not located in or adjacent to any of these fire hazard zones 
(CAL FIRE 2011). There will be no impact associated with wildland fires as a result of the project that have 
not already been identified and reviewed in the General Plan Program EIR. Therefore the project is 
consistent with impacts identified by the General Plan Program EIR and no further analysis is required.        
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3.9 – Hydrology and Water Quality 
 
 
Program EIR Overview: 
Discussion of hydrology and water quality issues related to implementation of the General Plan are discussed in 
section 5.8 of the General Plan Program EIR. The General Plan Program EIR determined that impacts to 
hydrology and water quality would result from future storm water runoff from new impervious surfaces 
included in new development. Flooding was also identified as a potential impact in certain areas of the City 
adjacent to Aliso Creek, Veeh Reservoir, Mill Creek, and in a zone northwest of Alicia Parkway in the southern 
portion of the City. But, the General Plan Program EIR concluded that impacts resulting from the 
implementation of the General Plan would be less than significant after mitigation. As relates to this project, 
mitigation measures that apply to new development ensure that new construction implements low impact 
development standards and include BMPs to comply with the city’s clean water requirements in its MS4 NPDES 
permit. 
 
Discussion of Project Impacts: The project will result in an incremental increase in impervious surfaces that will 
be subject to City development requirements that must comply with LID standards and BMP requirements 
under the City’s MS4 NPDES permit. Project improvements will include water runoff infiltration areas, a small 
water runoff detention basin, and underground stormwater runoff storage improvements that will modify peak 
stormwater flows off the site into the regional storm drain network in order to reduce erosion. 
 
General Plan EIR Mitigation Measures: 
Mitigation Measures identified in the Program EIR and applicable to the Moulton La Paz Project are listed below: 
 
HWQ-1 The City shall adopt, amend, and/or continue to enforce City policies, regulations, and programs to 
decrease stormwater and urban runoff pollution while considering the following: 
 1. Promote the use of low impact development (LID) standards in new development and redevelopment 

projects. 
 2. Continue to implement the National Pollutant Discharge Elimination System (NPDES) stormwater 

permits issued by the State and Regional Water Quality Control Board. Require new development and 
revitalization projects to incorporate Best Management Practices (BMPs) pursuant to the NPDES permit 
to ensure that the City complies with applicable state and federal regulations. 

 3. Educate residents regarding surface water quality pollutants, especially those that may result from 
community activities, such as car washes. 

 Further as a condition of project approval, require new development and redevelopment to provide 
adequate on-site and off-site stormwater and flood management facilities to control direct and indirect 
erosion and discharges of pollutants and/or sediments. To determine the facility and BMP needs, the 
City will require, when necessary, a hydrological/drainage analysis be performed by a state-licensed and 
City-approved engineer, with the cost of said analysis the responsibility of the project applicant.  

 
HWQ-2 The City shall coordinate with the OCFCD to ensure regularly scheduled maintenance of flood control 
channels and completion of necessary repairs to promote flood protection facilities capable of accommodating 
100 year storm flows. Coordinate with the OCFCD and water districts regarding any needed improvements to 
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existing aboveground water tanks. Work with the District to identify new flood control improvements, and 
establish installation programs for improvements. 
 
Level of Significance after Mitigation. The General Plan EIR identified no significant, unavoidable impacts 
associated with hydrology and water quality.  
 
Moulton La Paz Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Violate any water quality standards or waste discharge 
requirements? 

    

b) Substantially deplete groundwater supplies or interfere 
substantially with groundwater recharge such that there 
would be a net deficit in aquifer volume or a lowering of the 
local groundwater table level (e.g., the production rate or pre-
existing nearby wells would drop to a level which would not 
support existing land uses or planned uses for which permits 
have been granted)? 

    

c) Substantially alter the existing drainage pattern of the site 
or area, including through the alteration of the course of a 
stream river, or substantial runoff in a manner, which would 
result in flooding on- or off-site? 

    

d) Substantially alter the existing drainage pattern of the site 
or area, including through the alteration of the course of a 
stream or river, or substantially increase the rate or amount 
of surface runoff in a manner, which would result in flooding 
on- or off-site? 

    

e) Create or contribute runoff water which would exceed the 
capacity of existing or planned stormwater drainage systems 
or provide substantial additional sources of polluted runoff? 

    

f) Otherwise substantially degrade water quality?     

g) Place housing within a 100-year flood hazard area as 
mapped on a federal Flood Hazard Boundary or Flood 
Insurance Rate Map or other flood hazard delineation map? 

    

h) Place within a 100-year flood hazard area structures, which 
    
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would impede or redirect flood flows? 

i) Expose people or structures to a significant risk of loss, 
injury or death involving flooding, including flooding as a 
result of the failure of a levee or dam? 

    

j) Inundation by seiche, tsunami, or mudflow?     

a)    No Impact.  The Program EIR concluded that impacts due to waste discharge and water quality would be 
less than significant. The Program EIR concludes that the City is required to comply with the requirements of 
the NPDES Stormwater Discharge Permit, including implementation of BMPs to control the discharge of 
pollutants, for all projects within the City. Appropriate BMPs and other requirements of the NPDES 
Stormwater Discharge Permit will be incorporated into the project where applicable. These are standard 
conditions for all projects within the City. These BMPs consist of both structural and non-structural 
measures including retention basins and first flush diversion devices, porous pavements, public education, 
street sweeping, and toxic waste collection plans. There will be no impacts due to waste discharge and 
water quality as a result of the project that have not already been identified and reviewed in the General 
Plan Program EIR. Therefore the project is consistent with impacts identified by the General Plan Program 
EIR and no further analysis is required.        

 
b)  No Impact.  The General Plan Program EIR concluded that no significant impacts associated with 

groundwater resources would occur. The City of Laguna Hills does not overlie a named groundwater basin. 
The Program EIR states that implementation of the General Plan, including the Moulton La Paz project, does 
not have the potential to convert existing groundwater recharge areas into urban uses. There will be no 
impacts on groundwater supplies as a result of the project that have not already been identified and 
reviewed in the General Plan Program EIR.  Therefore the project is consistent with impacts identified by the 
General Plan Program EIR and no further analysis is required.        

 
c)    No Impact.  The General Plan Program EIR concluded that there would be no significant impacts associated 

with alteration of existing drainage patterns including streams or rivers that may cause flooding on- or off-
site with implementation of mitigations measures. There is a natural drainage area that flows through the 
subject site along La Paz Road; however, the site is not located within the 100-year or 500-year floodplain 
and is not identified in the General Plan as a high risk area for flooding. The General Plan states that 
development within Laguna Hills has been planned and constructed in conformance with the National Flood 
Insurance Program, and the existing flood control and stormwater drainage systems have both been 
designed and created to accommodate the anticipated growth and future land development within the City. 
The existing drainage infrastructure on the site will be re-routed, where necessary, and protected in place 
where possible. The Program EIR concluded that with existing regulations and implementation of mitigation 
measures HWQ-1 and HWQ-2, impacts would be less than significant. The applicable mitigation measures 
identified in the General Plan Program EIR are incorporated into the design of the project and will be made 
conditions of project approval, as required in HWQ-1, including using LID standards in the newly developed 
lot and parking lot areas and meeting the requirements of the NPDES stormwater permit to prevent 
excessive runoff from the subject site. The open space area drainage areas will be protected and enhanced 
with native vegetation to further reduce flooding, runoff, and erosion concerns. There will be no impacts 
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associated with alteration of existing drainage patterns that have not already been identified and reviewed 
in the General Plan Program EIR. Therefore the project is consistent with impacts identified by the General 
Plan Program EIR and no further analysis is required.        

 
d)    No impact. See 3.9c. 
 
e)    No Impact.  The General Plan Program EIR concluded that there would be no significant impacts associated 

with additional runoff water or degradation of water quality. The General Plan Program EIR states that due 
to existing regulations, including requirements of NPDES Stormwater Discharge Permit, such as BMPs and 
LID development standards, effects on runoff and negative impacts to water quality would be less than 
significant.  Additionally, as mentioned above in response 3.9 c and 3.9d, HWQ-1 will be implemented which 
deals with requiring and enforcing the existing regulations such as those listed above, further preventing any 
impacts with runoff and degradation of water quality. This mitigation measure is incorporated in the design 
of the project and will be made a condition of project approval as applicable. Specifically, representatives 
from the shopping center project have been working with the City Public Services Department to 
incorporate BMPs and LID standards, including several methods of retaining stormwater on-site and natural 
stormwater filtration including bioremediation of water in specified landscape areas. The open space project 
will improve landscape coverage on the open space site, increasing opportunity for natural stormwater 
filtration and providing an ideal area for runoff (which already occurs at this location due to drainage 
patterns) to be slowed and recharged into the ground. There will be no impacts associated with additional 
runoff or degradation of water quality that have not already been identified and reviewed in the General 
Plan Program EIR. Therefore the project is consistent with impacts identified by the General Plan Program 
EIR and no further analysis is required. 

 
f) No impact. See 3.9e.        
 
g)    No Impact.  The General Plan Program EIR concluded that there would be no significant impacts associated 

with placing housing or structures within the 100-year flood hazard area with incorporation of mitigation 
measures HWQ-1 and HWQ-2. These mitigation measures are incorporated in the design of the project. 
While there are areas within these designations within the Program EIR project area, the Moulton La Paz 
project is not located within a 100-year flood hazard area (or 500-year flood hazard area) as mapped on the 
most recently published Flood Insurance Rate Map (Federal Emergency Management Agency 2009). 
Because the project would not place structures within a designated flood hazard area, those mitigation 
measures would not be applicable for this checklist response for this project.  There will be no impacts 
associated with structures or housing being located within a 100-year flood hazard area that have not 
already been identified and reviewed in the General Plan Program EIR. Therefore the project is consistent 
with impacts identified by the General Plan Program EIR and no further analysis is required. 

 
h) No impact. See 3.9h. 
 
i)    No Impact.  The Program EIR concluded that while there are opportunities for flooding due to failure of a 

levee, dam, or reservoir within the City, these impacts would be less than significant with mitigation 
measures HWQ-1 and HWQ-2. These mitigation measures are incorporated in the design of the project. The 
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Program EIR specifically points out that impacts of dam or reservoir failures could be significant for Lake 
Mission Viejo, since water flows down Oso Creek and could therefore affect the southeasternmost edge of 
the City adjacent to I-5. It also specifically mentions that local inundation and erosion effects could impact 
the area and water tanks immediately adjacent to the Veeh Reservoir and Sulphur Creek Reservoir. The 
project site is not located adjacent to any of the areas that would be impacted by flooding due to reservoir, 
levee, or dam failure and therefore, the mitigation measures would not apply to the checklist response for 
the project. There will be no impacts associated with flooding due to levee, dam, or reservoir failure due to 
implementation of the project that have not already been identified and reviewed in the General Plan 
Program EIR.  Therefore the project is consistent with impacts identified by the General Plan Program EIR 
and no further analysis is required. 

 
j)    No Impact.  The General Plan Program EIR concluded that there will be no significant impacts related to 

seiches, tsunamis, or mudflows as a result of implementation of the General Plan. The General Plan Program 
EIR states that due to the City’s inland location, the City including the Moulton La Paz project site, will not be 
affected by tsunamis. Potential impacts related to seiches are discussed in the Program EIR as possible as a 
result of strong ground shaking causing structural damage to above-ground water tanks in certain areas of 
the City. Because there are no above ground water tanks in close proximity to the subject site, this is not 
expected to cause potential impacts at the project site. The General Plan Program EIR discusses mudflows as 
a possibility in areas where natural vegetation is removed from hillsides and/or cuts are made into hillsides. 
However, the EIR notes that standard erosion control practices, and avoidance of steepened slopes near 
developed areas would limit any potential impacts to less than significant. In the Moulton La Paz project, the 
hillsides around the commercial area will not be disturbed and the existing hillside vegetation will be 
protected in place, causing no potential mudslide impacts in this area. The open space area, which has 
minimal slope areas along its northern perimeter, will not be planted with additional vegetation, limiting any 
potential for mudslides at that location. There will be no impacts associated with tsunami, seiche, or 
mudflow that have not already been identified and reviewed in the General Plan Program EIR. Therefore the 
project is consistent with impacts identified by the General Plan Program EIR and no further analysis is 
required.     
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3.10 – Land Use and Planning 

 
Program EIR Overview: 
Discussion of land use and planning issues related to implementation of the General Plan are discussed in 
section 5.9 of the General Plan Program EIR. The General Plan Program EIR did not identify any mitigation 
measures applicable to site-specific development project. However, the General Plan Program EIR indicates that 
these projects must be considered in terms of their impact on the City’s job’s housing balance and fiscal stability 
and ability to provide their fair share of infrastructure. 
 
Discussion of Project Impacts: The project will result in an incremental increase in development in the planning 
area that was anticipated by the General Plan Program EIR. The project will create the need for additional 
infrastructure improvements which will be provided by the project. 
 
General Plan EIR Mitigation Measures: 
Mitigation Measures identified in the General Plan Program EIR and applicable to the Moulton La Paz Project are 
listed below: 
 
LU-1 The City shall review discretionary development proposals to assess the project’s effect on the 
community’s jobs/housing balance and fiscal stability. Ensure developments provide their fair share of 
infrastructure such as utilities, roads, parks, and recreational opportunities or pay in-lieu fees toward the 
development/extension of these facilities. 
 
Level of Significance after Mitigation. The General Plan Program EIR identified no significant, unavoidable 
impacts associated with land use and planning.  
 
Moulton La Paz Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Physically divide an established community     

b) Conflict with any applicable land use plan, policy, or 
regulation of an agency with jurisdiction over the project 
(including, but not limited to the general plan, specific plan, 
local coastal program, or zoning ordinance) adopted for the 
purpose of avoiding or mitigating an environmental effect? 

    

c) Conflict with any applicable habitat conservation plan or 
    
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natural community conservation plan? 

a)    No Impact.  The General Plan Program EIR concluded that implementation of the General Plan would result 
in a less than significant impact with regard to division of an existing community. The General Plan Program 
EIR specifically notes that development planned as a part of the General Plan focuses on redevelopment of 
existing urbanized areas, rather than developing in a way that would divide existing communities by 
significantly altering land use patterns (General Plan PEIR page 5.9-6). The Moulton La Paz project will not 
cause a divide in an established community, as it proposes only a +/- 30,000 square foot expansion to an 
existing commercial center within an urbanized area and complies with applicable codes including the 
Laguna Hills Development Code. Existing trail and sidewalk connections in the area and on the project area 
site will be maintained or improved. No project improvements are proposed that modify the existing street 
circulation system. 
 
The additional commercial space created by this project was included in the scope of the General Plan and 
the Program EIR for the General Plan project area. Impacts related to community division as a result of the 
implementation of the Moulton La Paz project are within the scope of the General Plan Program EIR and no 
further study is required. Therefore the project is consistent with impacts identified by the General Plan 
Program EIR and no further analysis is required.     

 
b)    No Impact.  The General Plan Program EIR concluded that there would be no significant impacts related to 

conflicts with existing plans, policies, or regulations adopted for the purpose of avoiding or mitigating 
environmental effect with the implementation of mitigation measures, not all of which are applicable to this 
project. The EIR studied the impacts of implementation of the General Plan and its associated employment 
and population growth on consistency with applicable land use plans, policies, or regulations, including the 
SCAG Regional Comprehensive Plan, SCAG Regional Transportation Plan, SCAG Compass Blueprint, County of 
Orange Growth Management Plan, and the Laguna Hills Municipal Code. The General Plan Program EIR 
analyzed consistency between the General Plan and 41 applicable SCAG policies taken from the SCAG policy 
documents identified above. The General Plan Program EIR determined that the implementation of the 
General Plan was completely consistent with SCAG policies. The proposed project is also consistent with the 
level of development anticipated in the General Plan and therefore with the level of analysis in the EIR. 
 
As it relates to this project, LU-1 addresses evaluating individual projects for effects on the jobs/housing 
balance in the community. This mitigation measure is incorporated into the design of the project. The 
subject project adds no housing. While the project does produce an increase in commercial retail/restaurant 
space of approximately 30,000 square feet, this increase is not significant enough to impact the 
jobs/housing balance in the community. The project is likely to add around 50 temporary construction jobs 
and 50-100 new permanent jobs to the local economy.  In May 2011, data collected by the Southern 
California Association of Governments (SCAG) identified over 18,800 jobs located within the community.  
The project would result in a 0.005 percent increase in the number of jobs in the community which is not a 
significant number. The City’s jobs housing balance, which is presently at 1.79 jobs/ household, would 
remain virtually unchanged as a result of the project.  
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 There will be no impacts associated with conflicts concerning land use planning, policy, or regulations that 
have not already been identified and reviewed in the General Plan Program EIR. Therefore the project is 
consistent with impacts identified by the General Plan Program EIR and no further analysis is required.     

 
c)   No Impact.  The General Plan Program EIR concluded that impacts related to conflicts with applicable habitat 

conservation plans or natural community conservation plans would be less than significant. The site is not 
located within an applicable Natural Community Conservation Plan or habitat conservation plan.  Therefore 
the Moulton La Paz project will have no impact on an applicable NCCP or habitat conservation plan and falls 
within the scope of the General Plan Program EIR. Therefore the project is consistent with impacts identified 
by the General Plan Program EIR and no further analysis is required.     
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3.11 – Mineral Resources 

 
Program EIR Overview: 
Discussion of impacts to mineral resources related to implementation of the General Plan are discussed in 
section 5.6 (Geology, Soils, and Mineral Resources) of the General Plan Program EIR. The General Plan Program 
EIR identifies no areas used for extraction of mineral resources, nor are any areas in the City specifically 
identified by the California Department of Mines and Geology as having substantial mineral resources. The 
General Plan Program EIR identifies that some areas in the southern and western potions of the City (the general 
location of the Moulton La Paz project) are designated as “MRZ 1”. Areas with an MRZ 1 designation are areas 
where adequate information exists to indicate that no significant mineral deposits are present, or where it has 
been determined that little likelihood exists for their presence (EDAW/AECOM 2009).The California Surface 
Mining and Reclamation Act of 1975 does not require local governments to protect land designated as MRZ 1 
 
Discussion of Project Impacts: The project will result in an incremental increase in development in the planning 
area that was anticipated under the General Plan Program EIR. 
 
General Plan EIR Mitigation Measures: 
Impacts related to mineral resources as a result of the implementation of the General Plan were found to be less 
than significant. Therefore, no mitigation is required. 
 
Moulton La Paz Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Result in the loss of availability of a known mineral 
resource that would be of value to the region and the 
residents of the state? 

    

b) Result in the loss of availability of a locally-important 
mineral resource recovery site delineated on a local general 
plan, specific plan or other land use plan? 

    

a)   No Impact.  The General Plan Program EIR concluded that impacts related to the loss of availability of a 
known or locally-important mineral resource that would be of value to the region and residents of the state 
would be less than significant. The General Plan Program EIR states that the City is not located within an 
area specifically identified by the California Department of Mines and Geology as having substantial mineral 
resources. The General Plan identifies that only areas designated  as MRZ 1 are located in the project area. 
MRZ 1 areas are known to not have significant mineral resources or are not likely to have significant mineral 
resources and are not required to be protected. No new discovery of significant mineral resources has 
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occurred on or around the project area since adoption of the General Plan Program EIR. Therefore, the 
Moulton La Paz project will have no impact on mineral resources and was adequately studied in the Program 
EIR. 

 
b) No impact. See Section 3.11a. 

  

 4/24/2012 ITEM NO. 6.3.1



SDPM/MSP/CUP/PUP-12-11-2131     Initial Study 
Moulton/LaPaz Shopping Center          Page 56 
851651.1 

3.12 – Noise 

 
Program EIR Overview: 
Discussion of noise issues related to implementation of the General Plan are discussed in section 5.10 of the 
General Plan Program EIR.  The General Plan Program EIR evaluated noise impacts in the planning area 
anticipated as a result in the increase in traffic on roadways but determined that the application of mitigation 
would reduce impacts below a level of significance. Noise impacts from individual projects were not evaluated 
but were subject to mitigation that requires noise impacts to be less than significant by complying with City 
noise standards that limit maximum noise levels, construction hours, and days. New development is also subject 
to mitigation that requires uses to operate within the requirements of the City’s noise ordinance. 
 
Discussion of Project Impacts: The project will result in an incremental increase in development in the planning 
area which will generate short-term increases in noise as a result of construction along with long-term increases 
in noise as a result of increased traffic and parking lot activity near single-family residences. However, these 
increases in noise do not rise above the threshold of significance. The new project will add 190 trips at the 
highest peak hour and 2,297 average daily trips. The General Plan Program EIR predicted that roadway noise 
would result in a 1.5 dBA increase in noise level in the area before the implementation of the General Plan. The 
project is expected to increase noise by 1dBA as a result of activity on the site.  
 
General Plan EIR Mitigation Measures: 
Mitigation Measures identified in the Program EIR and applicable to the Moulton La Paz Project are listed below: 
 
N-1 The City shall review development proposals to ensure that the noise standards and compatibility 
criteria set forth in the Noise Element are met. The City shall consult Noise Element guidelines and standards for 
noise compatible land uses to determine the suitability of proposed developments relative to existing and 
forecasted noise levels. The City shall enforce California Title 24 Noise Standards to ensure an acceptable 
interior noise level of 45 dBA CNEL in habitable rooms. The City shall require acoustical analysis for all 
discretionary projects where any of the following apply: 

1. The project will create or impact noise sensitive land uses and is located within the existing or future 60 
dBA CNEL or higher contour. 

2. The project will add more than 10 percent to the volume of average daily traffic of any arterial street. 
3. The project will add 1,000 or more vehicles in the peak hour on adjacent roadways. 
4. The project will introduce noise or vibration sources associated with mechanical equipment operations, 

entertainment, maintenance, and facility operations. 
5. The project is a proposed residential use in the vicinity of existing and proposed commercial areas. 
6. The project is a mixed use development that includes a residential component. The focus of this type of 

acoustical study is to determine likely interior and exterior noise levels and recommend appropriate 
design features to reduce noise.  

 
N-3 The City shall review the locations of proposed projects with the potential to generate noise in relation 
to sensitive receptors though the discretionary project review process. The City shall limit delivery or service 
hours for stores and businesses with loading areas, docks, or trash bins that gain access on driveways next to 
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residential and other noise sensitive areas. The City shall only approve exceptions if full compliance with the 
nighttime limits of the noise regulations is achieved.  
 
N-4 The City shall require all construction activity to comply with the limits (maximum noise levels, hours, 
and days of allowed activity) established in City noise regulations to reduce impacts associated with temporary 
construction noise to the extent feasible. Trucks associated with construction activities shall follow designated 
truck routes, where appropriate.  
 
Level of Significance after Mitigation. No unavoidable significant impacts related to Noise were identified in the 
Program EIR.  
 
Moulton La Paz Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Result in exposure of persons to or generation of noise 
levels in excess of standards established in the local general 
plan or noise ordinance, or applicable standards of other 
agencies? 

    

b) Result in exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels? 

    

c) Result in a substantial permanent increase in ambient noise 
levels in the project vicinity above levels existing without the 
project? 

    

d) Result in a substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above levels 
existing without the project? 

    

e) For a project located within an airport land use plan or, 
where such a plan has not been adopted, within two miles of 
a public airport or public use airport, would the project 
expose people residing or working in the project area to 
excessive noise levels? 

    

f) For a project within the vicinity of a private airstrip, would 
the project expose people residing or working in the project 
area to excessive noise levels? 

    
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a)    No Impact.  The General Plan Program EIR concluded that with the incorporation of mitigation measures N-
1 and N-3, impacts related to compliance with established noise standards would be less than significant. 
The mitigation measures identified in the General Plan Program EIR are incorporated into the design of the 
project. Although the project is located within close proximity to residential land uses which are noise 
sensitive land uses, the project will not result in a permanent increase in noise that results in an impact that 
was not already analyzed in the General Plan Program EIR. The General Plan Program EIR identifies 
transportation as the most significant noise producing source. Major transportation corridors in the City 
include I-5, the SR-73 Toll Road, and major local roadways.  La Paz Road and Moulton Parkway are the major 
local roadways adjacent to the site. The SR-73 Toll Road is also located approximately 1,500 feet southwest 
of the site. 

 
 The EIR identified the following existing noise conditions in 2009: 

Road Segment CNEL at 100 
Feet 

Distance to 
70 dBA 
contour 

Distance to 
65 dBA 
contour 

Distance to 
60 dBA 
contour 

Distance to 
55 dBA 
contour 

La Paz 
West of 
Moulton 

71.9 93 295 933 2,951 

La Paz 
East of 
Moulton 

71.4 82 260 824 2,605 

Existing traffic essentially exposes residential uses around the project to noise levels that approach 65dBA 
along the southern edges of the Monte Royale neighborhood adjacent to the project site. On the western 
edge of the residential uses adjacent to the project site on Santa Rosa Avenue, the 65 dBA contour 
encroaches into the neighborhood a distance of approximately 250 feet from the east edge of the Moulton 
Avenue Parkway right-of-way. 

 
The General Plan Program EIR predicted that noise levels from future traffic levels resulting from the 
implementation of the General Plan would remain the same along La Paz Road but would encroach further 
into the neighborhood an additional 300 feet east, nearly reaching Los Alamitos Avenue. Despite the further 
encroachment of the 65 dBA noise contour impacts were deemed not to be significant since the increase in 
noise was predicted to be 1.5 dBA. 

Studies have shown that the smallest perceptible change in sound level for a person with normal hearing 
sensitivity is approximately 3 dBA. A change of at least 5 dBA would be noticeable and would likely evoke a 
community reaction. A 10 dBA increase is subjectively heard as a doubling in loudness and would most 
certainly cause a community reaction. Also, for every doubling of distance between a noise source and the 
receptor, dBA will generally decrease 4-7 dBA. 
 
Construction Phase Noise Impacts 
In general, construction activities resulting on the project site would increase ambient noise levels in the 
vicinity on an intermittent, but temporary, basis. Noise levels during construction would fluctuate depending 
on the construction phase, equipment type and duration of use, distance between the noise source and 
receptor, and the presence or absence of barriers between the noise source and receptor. The General Plan 
Program EIR identified that the application of mitigation measure N-4 would reduce impacts below a level of 
significance. This mitigation measure identified in the General Plan Program EIR is incorporated into the 
design of the project and will be made a condition of project approval.  
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Parking Lot Noise 
The proposed project would provide at-grade parking on the project site. Various noise events, including 
noise related to automobile movement near driveways, car alarms, car horns, door slams, and tire squeals, 
may occur within the proposed parking areas. Parking activity would generate a noise level of approximately 
59.5 dBA at the nearest sensitive receptor to the project site at 26501 Los Alamitos Avenue (i.e., 
approximately 70 feet to the north from planned parking improvements). When added to the existing 
ambient noise level of around 65 dBA, parking lot activity would result in a new ambient noise level of 66 
dBA since noise is cumulative. However, at an increase of 1 decibel the incremental increase in noise would 
be less than the 3-dBA perceptibility threshold. Thus, parking lot activity would result in a less-than-
significant impact. 

 
Loading Dock Noise. Local carrier vehicles and vendor vehicles accessing the project site have the potential 
to increase ambient noise levels on the project site and in its vicinity. The proposed grocery use would 
receive several deliveries per day from a variety of vehicles.  

 
A heavy-duty truck typically generates a noise level of approximately 75 dBA at 50 feet. The nearest 
sensitive receptors would be located approximately 280 feet west of the loading dock. Therefore predicted 
noise levels would decrease by nearly 30dBA at the nearest receptor residence and loading dock noise levels 
would be approximately 45 dBA.  Additional design features such as the use of a loading dock enclosure 
wall, would ensure that no sensitive receptor would have a direct line-of-sight to the loading dock area. This 
would decrease loading dock area noise levels by at least 10 dBA at the nearest sensitive receptor. As a 
result, loading dock noise at the nearest sensitive receptor would be approximately 35 dBA.  

Considering the analysis of noise impacts as described above there will be no impacts associated with noise 
that have not already been identified and reviewed in the General Plan Program EIR. Therefore the project is 
consistent with impacts identified by the General Plan Program EIR and no further analysis is required.     

 
b)    No Impact.  See Section 3.12a above. Short-term impacts from construction would occur as a result of the 

operation of heavy equipment such as trucks, scrapers and bulldozers during initial grading on the open 
space parcel. The General Plan Program EIR determined that impacts related to excessive vibration and 
groundborne noise would be reduced by the implementation of mitigation measures N-1 and N-3. These 
mitigation measures identified in the General Plan Program EIR are incorporated into the design of the 
project. Considering the analysis of noise impacts as described above there will be no impacts associated 
with noise that have not already been identified and reviewed in the General Plan Program EIR. Therefore 
the project is consistent with impacts identified by the General Plan Program EIR and no further analysis is 
required.     

c)    No Impact.  See Section 3.12a and 3.12b. 

d)    No Impact.  See Section 3.12b.   
 
e)  No Impact.  The City is not located within the boundaries of an airport land use plan or within 2 miles of a 

public airport or public use airport. The City is not located within the vicinity of a private airstrip. Therefore 
the project is consistent with impacts identified by the General Plan Program EIR and no further analysis is 
required.     
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f)    No Impact. See Section 3-12e. 
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3.13 – Population and Housing 

 
Program EIR Overview: 
Discussion regarding population and housing related to implementation of the General Plan are discussed in 
section 5.11 of the General Plan Program EIR. The General Plan Program EIR states that new development 
pursuant to the General Plan could result in approximately 457 new dwelling units and 1,031,530 square feet of 
non-residential building floor area in the planning area by 2030. While new residential units and jobs are 
expected to be developed under the General Plan, the General Plan Program EIR concluded that implementation 
of the General Plan will not directly induce a substantial increase in housing or associated population growth.  
 
Discussion of Project Impacts: The proposed project adds no new housing units to the City’s housing stock. 
 
General Plan EIR Mitigation Measures: 
Impacts to population and housing as a result of implementation of the General Plan were found to be less than 
significant. Therefore, no mitigation is required. 
 
Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Induce substantial population growth in an area, either 
directly (for example, by proposing new homes and 
businesses) or indirectly (for example, through extension of 
roads or other infrastructure)? 

    

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 

    

c) Displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere? 

    

a)    No Impact.  The General Plan Program EIR concluded that both indirect and direct impacts due to 
substantial population growth would be less than significant. The General Plan Program EIR analyzed 
expected increases and housing units and commercial square-footage as a result of implementation of the 
General Plan as well as SCAG projections for jobs and housing. The General Plan Program EIR projections 
were based on expected increases in housing and commercial space, including potential changes in 
identified “opportunity areas,” including the Moulton La Paz project area for which the General Plan 
anticipated an addition of approximately 30,000 commercial square feet. The General Plan also concluded 
that while some improvement of roads or infrastructure is expected to occur, it would be sized to serve only 
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new development anticipated under the General Plan. No roads or infrastructure would be extended into 
areas not currently served.  

 
The Moulton La Paz project proposes no residential units, but will add a net increase of approximately 
30,000 square feet of commercial area. While several new businesses are expected to occupy the additional 
commercial square-footage, the businesses for this relatively small area are not expected to produce a 
“substantial” increase in population growth as a result of the slight increase in economic activity at the site. 
Further, this additional commercial space was specifically planned for in the General Plan, and the General 
Plan Program EIR found any increases in population growth to be less than significant. There will be no 
impact on population growth as a result of the project that has not already been identified and reviewed in 
the General Plan Program EIR. Therefore the project is consistent with impacts identified by the General 
Plan Program EIR and no further analysis is required.     

 
b)    No Impact.  The General Plan Program EIR concluded that implementation of the General Plan would not 

displace substantial numbers of people or housing and will not result in a significant impact. Primarily this is 
based upon the fact that most redevelopment anticipated by the General Plan occurs in areas where there is 
no existing housing to be displaced. The Moulton La Paz project area is one area specifically designated by 
the General Plan as an “opportunity area” for future development. The Moulton La Paz project site has no 
existing residential development. Therefore, there will be no people or housing displaced by implementation 
of the project. There will be no impacts as a result of the project that have not already been identified and 
reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts identified by the 
General Plan Program EIR and no further analysis is required.     

 
c)    No Impact. See Section 3-13b.  
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3.14 – Public Services 
 
 
Program EIR Overview: 
Discussion regarding public services related to implementation of the General Plan are discussed in section 5.12 
of the Program EIR.  
 
Discussion of Project Impacts: The proposed project adds additional building improvements on private property 
that will rely on public services for fire and police protection, solid waste disposal, water service, waste water 
treatment, energy systems, and storm drain infrastructure to serve a +/- 30,000 square foot expansion of an 
existing shopping center 
 
General Plan EIR Mitigation Measures: 
 
 PSU-1 The City shall review all development projects in consultation with the appropriate water district to 
ensure adequate water supplies, treatment, and distribution capacity for all projects will be achieved without a 
negative impact to the community. For those projects subject to SB 610 and/or SB 221, the City shall require a 
Water Supply Assessment or water supply verification demonstrating available water supplies exist to support 
the proposed development project. In the event that sufficient uncommitted capacity does not exist, the City 
shall not grant discretionary approval until capacity becomes available.  
 
PSU-2 The City shall implement applicable provisions in the MNWD and ETWD Urban Water Master Plans to 
ensure that adequate water supplies are available to meet the needs of current and future growth, as well as 
during an emergency event or drought. The City shall support efforts by these agencies to research and employ 
new technologies that improve water services and/or sustainability of water supplies in Laguna Hills.    
 
PSU-3 The City shall implement solid waste diversion programs as well as public education programs as 
outlined in the City’s Source Reduction and Recycling Element required by Assembly Bill 939. As part of this 
program, work with the private sector contractor providing solid waste services within the City to ensure that 
appropriate recycling containers, procedures, and education are readily available throughout the community. 
 
PSU-4 The City shall promote the use of the County of Orange’s Household Hazardous Waste Collections 
Centers for the proper disposal of hazardous waste. Continue to identify locations where residents can properly 
dispose of hazardous waste and advertise these locations at public counters and on the City’s website. 
 
Level of Significance after Mitigation. No unavoidable significant impacts related to Public Services were 
identified in the Program EIR.  
 
Moulton La Paz Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Less Than 
Significant 

Impact 
No Impact 
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Incorporated 

Would the project result in substantial adverse physical 
impacts associated with the provision of new or physically 
altered governmental facilities, need for new or physically 
altered governmental facilities, the construction of which 
could cause significant environmental impacts, in order to 
maintain acceptable service ratios, response times or other 
performance objectives for any of the public services: 

    

 a)  Fire protection? 
    

 b)  Police protection? 
    

 c)  Schools? 
    

 d)  Parks? 
    

 e)  Other public facilities? 
    

a)    No Impact.  The General Plan Program EIR concluded that impacts associated with fire protection and 
emergency services would be less than significant. The General Plan assumed an expansion of commercial 
area at the Moulton La Paz project area of approximately 30,000 square feet. The General Plan Program EIR 
analyzed this and other projected commercial and residential increases in light of the ratio of firefighters to 
residents that OCFA maintains. The General Plan Program EIR concluded that even with projected increases, 
no additional fire protection personnel would be expected to be required due to current levels of staffing 
over the minimum ratio. The project would place no demands on Fire protection services that have not 
already been adequately studied in the General Plan Program EIR. Additionally, discretionary projects are 
reviewed by OCFA prior to the City granting an entitlement or building permit. As such, the Moulton La Paz 
project has been reviewed by OCFA who has communicated no concerns related to this project’s demand on 
fire protection services. There will be no impacts as a result of the project that have not already been 
identified and reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts 
identified by the General Plan Program EIR and no further analysis is required.     

 
b)    No Impact.  The General Plan Program EIR concluded that impacts associated with police protection would 

be less than significant. Police services (Orange County Sheriff’s Department) does not utilize a personnel-to-
population ratio. Levels of personnel are determined by OCSD analyzing demographics, calls for service, 
population, and crime trends. The General Plan Program EIR concludes that while it is not possible to 
determine with certainty that future growth would not result in the need for new police protection facilities 
or personnel, the OCSD does not have plans for the immediate or future expansion of police facilities, staff, 
or general equipment inventory within the planning area at General Plan buildout. Since the General Plan 
assumed a 30,000 square foot commercial expansion at the Moulton La Paz project site, impacts related to 
police protection have been adequately addressed by the General Plan Program EIR and no significant 
impacts are expected. Therefore the project is consistent with impacts identified by the General Plan 
Program EIR and no further analysis is required.     
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c)    No Impact.  The General Plan Program EIR concluded that impacts associated with schools as a result of 
General Plan implementation would be less than significant. The General Plan Program EIR analyzed the 
number of additional students that may result from implementation of the General Plan using Saddleback 
Valley Unified School District student generation rates. The student generation rates are specifically tied to 
the number of dwelling units. The General Plan Program EIR concluded that while additional students may 
be generated by the implementation of the General Plan, it is not anticipated that district capacity would be 
exceeded in the future. The Moulton La Paz project involves no addition of dwelling units. The Moulton La 
Paz projects potential impacts on school facilities has been adequately addressed by the General Plan 
Program EIR and no impacts beyond those identified in the General Plan Program EIR will occur.  There will 
be no impacts as a result of the project that have not already been identified and reviewed in the General 
Plan Program EIR. Therefore, the project is consistent with impacts identified by the General Plan Program 
EIR and no further analysis is required.     

 
d)    No Impact.  The General Plan resulted in the re-zoning of approximately 2.2 acres of open space to a 

commercial land use designation. The EIR evaluated the conversion of the open space and its effects on 
parks and determined that the impact would be less than significant. There will be no impacts as a result of 
the project that have not already been identified and reviewed in the General Plan Program EIR. Therefore 
the project is consistent with impacts identified by the General Plan Program EIR and no further analysis is 
required.     

     
 
e)    No Impact.  The General Plan Program EIR concluded that the implementation of the General Plan would 

require mitigation measures to address impacts to water and solid waste (energy is addressed in Section 3.7 
– Greenhouse Gas Emissions from area sources ). Mitigation measure PSU-1, related to water requires the 
City to review projects with the appropriate water district to ensure adequate capacity and to implement 
the applicable provisions in the applicable district’s Urban Water Master Plan. This mitigation measure 
identified in the General Plan Program EIR is incorporated into the design of the project.  

The project lies within the Moulton Niguel Water District which adopted its Urban Water Management Plan 
(UWMP) in 2011. The plan states that “(the district) is capable of providing their customers all their demands 
with significant reserves in multiple dry years from 2015 through 2035 with a demand increase of 7.2%. This 
is true even if the demand projections were to be increased by a large margin.”   The Plan recognized that 
the service area was built out and that additional demand would come from projects involving 
redevelopment of existing uses. MNWD was notified of the City’s general plan update, including the future 
land uses anticipated in the general plan update such as the Moulton La Paz Project. As MNWD updated its 
UWMP, no special consideration was given to the City’s general plan update. To meet state-mandated water 
reduction requirements known as SBx7-7, MNWD identified 14 best management practices to implement to 
reduce water demand. However none of these BMPs directly addresses new development in commercial 
districts. Therefore no special conditions need apply to the project to implement mitigation measures that 
were adopted as part of the General Plan Program EIR. 
 
For solid waste, the EIR determined that on-going work to implement waste diversion practices and 
promotion of the County’s solid waste would mitigate potential impacts below a level of significance. 
General Plan Program EIR Mitigation Measure PSU-3 specifically requires that the City implement solid 
waste diversion programs. It is expected that the operational phase of the project would meet with the 
same success rate for waste diversion within the City which already exceeds the 50 percent diversion 
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requirement. The mitigation measure identified in the General Plan Program EIR is incorporated into the 
design of the project. See also Section 3.17f.  

There will be no new impacts as a result of the project that have not already been identified and reviewed in 
the General Plan Program EIR. Therefore the project is consistent with impacts identified by the General 
Plan Program EIR and no further analysis is required.     
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3.15 – Recreation 

 
Program EIR Overview: 
Impacts to recreation in the City related to implementation of the General Plan are discussed in section 5.3 of 
the General Plan Program EIR. The General Plan Program EIR determined that no significant impacts would occur 
as a result of the implementation of the General Plan and that no mitigation was required. 
 
Discussion of Project Impacts: The proposed project would result in new commercial construction over an open 
space parcel as anticipated in the General Plan Program EIR. 
 
General Plan EIR Mitigation Measures: 
Impacts on recreation facilities as a result of implementation of the General Plan were found to be less than 
significant.  
 
Moulton La Paz Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Would the project increase the use of existing 
neighborhood and regional parks or other recreational 
facilities such that substantial physical deterioration of the 
facility would occur or be accelerated? 

    

b) Does the project include recreational facilities or require 
the construction or expansion of recreational facilities, which 
might have an adverse physical effect on the environment? 

    

a)    No Impact.  The General Plan Program EIR concluded that impacts associated with the increased use and 
physical deterioration of recreational resources within the planning area would be less than significant. The 
General Plan analyzed current (2007) and projected (2030) park acreage needs. The General Plan notes that 
currently (as of 2007) there is a surplus of 20.23 acres of parkland in Laguna Hills. While the project does call 
for an increase in commercial space, which can indirectly affect population and therefore cause impacts on 
recreational resources, the expansion is under 30,000 square feet and is not expected to cause a significant 
increase in population (see Section 3.13 Population and Housing). Additionally, this increase in commercial 
area was specifically planned for in the General Plan and as such, factored into the General Plan EIR study. 
The General Plan specifically mentions the commercial area increase and subsequent decrease in the 
dedicated open space area. The General Plan notes that this area is not used for recreational purposes 
(except the trail which will be improved and maintained) and is not included in the parkland calculations, 
therefore, it does not affect the study conducted for the General Plan Program EIR. Additionally, it mentions 
the open space area which will remain next to the shopping center along La Paz, which the City has plans to 
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improve and maintain. While this area is not included in the parkland calculations, it will provide an 
enhanced opportunity for recreation for residents and visitors. The project is consistent with the amount of 
land anticipated to be converted from open space to commercial usage. There will be no impacts as a result 
of the project that have not already been identified and reviewed in the General Plan Program EIR. 
Therefore the project is consistent with impacts identified by the General Plan Program EIR and no further 
analysis is required.     

  
b)    No Impact.  The General Plan Program EIR concluded that impacts resulting from expansion of recreational 

facilities on the project site or required new or expanded recreational facilities due to implementation of the 
General Plan would have to be determined on a case-by-case basis, and if project-level significant impacts 
are identified, specific mitigation measures would be required for that project. The shopping center does 
not include recreational facilities, except the existing trail along La Paz, a small portion of which crosses the 
expanded shopping center parcel. This trail will be improved and maintained as part of the project as 
described by the Project Description in Phase 2. The City-owned portion of open space will remain dedicated 
open space. While not included in parklands calculations (see above response for 3.15 a), this area will be 
improved and maintained by the City as described in the Project Description. The improvements are planned 
to consist of an additional bikeway trail segment, retaining and improving the existing County trail, and 
improved and maintained landscaping. The General Plan Program EIR anticipated the development of the 
open space in this project and plans associated with the project coincide with development analyzed in the 
General Plan EIR. There will be no new impacts as a result of the project that have not already been 
identified and reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts 
identified by the General Plan Program EIR and no further analysis is required.     
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3.16 – Transportation and Traffic 
 
 
Program EIR Overview: 
The General Plan’s impacts on transportation and circulation are addressed in section 5.14 of the General Plan 
Program EIR. This analysis was based, in part, on the General Plan Update Mobility Element Traffic Study 
prepared by Austin-Faust Associates dated December 8, 2008. While traffic levels would generally increase as a 
result of the implementation of the General Plan, the EIR determined that no significant impacts would occur 
and that no mitigation was required. 
 
Discussion of Project Impacts: The proposed project would result in an increase of 2,297 daily trips on the 
circulation network and up to 190 peak hour trips. A traffic study prepared for the project indicates that the 
project will not result in any significant impacts. 
 
General Plan EIR Mitigation Measures: 
Impacts to transportation and traffic as a result of implementation of the General Plan were found to be less 
than significant. Therefore, no mitigation is required. 
 
Moulton La Paz Project Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

 4/24/2012 ITEM NO. 6.3.1



SDPM/MSP/CUP/PUP-12-11-2131     Initial Study 
Moulton/LaPaz Shopping Center          Page 70 
851651.1 

a) Conflict with an applicable plan, ordinance or policy 
establishing measures of effectiveness for the performance of 
the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized 
travel and relevant components of the circulation system, 
including but not limited to intersections, streets, highways 
and freeways, pedestrian and bicycle paths and mass transit)? 

    

b) Exceed, either individually or cumulatively, a level of 
service standard established by the county congestion 
management agency for designated roads or highways? 

    

c) Result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results in 
substantial safety risks? 

    

d) Substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses 
(e.g., farm equipment)? 

    

e) Result in inadequate emergency access? 
    

f) Conflict with adopted policies, plans, or programs 
supporting alternative transportation (e.g., bus turnouts, 
bicycle racks)? 

    

a)    No Impact.  The General Plan Program EIR concluded that impacts associated with conflicts with applicable 
plans measuring the performance of the circulation system would be less than significant. The General Plan 
Program EIR states that the General Plan traffic study shows that none of the study intersections were 
forecasted to be deficient. The City of Laguna Hills has adopted a standard of level of service (LOS) D or 
better at all intersections, with one exception covered under the County’s CMP program. The General Plan 
Program EIR Traffic Study used a trip generation forecast based on the addition of 30,000 square feet of 
general commercial space, and anticipated 1,598 average daily trips would be generated by the project. The 
traffic study conducted by LL&G for the Moulton La Paz project, with more detailed use information, 
projects 2,297 net trips generated. (See Appendix D, Traffic Study). While the number of trips projected by 
the traffic study for this project exceeds the number of expected trips for this project in the General Plan, 
this is does not represent a significant increase because intersections surrounding the project site are shown 
in the traffic study to continue operating at LOS A with the addition of the project, in compliance with 
established standards. There will be no new impacts as a result of the project that have not already been 
identified and reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts 
identified by the General Plan Program EIR and no further analysis is required.     

 
b)    No Impact.  The Program General Plan EIR concluded that impacts associated with level of service standards 

established by the county congestion management agency would be less than significant. The General Plan 
Program EIR states that development pursuant to the General Plan would not exceed level of service 
standard established by the County’s CMP. Moulton Parkway and SR-73 are specifically identified in the CMP 
and are adjacent to the project area. The County’s CMP requires generally that a LOS E or higher be 
maintained at designated intersections. The nearest designated intersection is SR-73 at Moulton Parkway, in 
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the City of Laguna Niguel. This intersection was not specifically studied because of its distance from the 
project site; however, SR-73 at La Paz road was studied. The traffic study shows that this intersection will 
remain at LOS A after implementation of the project (Linscott Law & Greenspan 2011). The traffic study for 
the project shows consistency with the traffic projections done for the General Plan, which are within 
requirements of the County CMP. There will be no impacts associated with level of service standards 
established by the County CMP that were not studied in the General Plan Program EIR. There will be no new 
impacts as a result of the project that have not already been identified and reviewed in the General Plan 
Program EIR. Therefore the project is consistent with impacts identified by the General Plan Program EIR 
and no further analysis is required.     

 
c)    No Impact.  The General Plan Program EIR concluded that impacts associated with changes in air traffic 

patterns would be less than significant because there are no airports located within or adjacent to the City. 
There will be no impacts as a result of the project that have not already been identified and reviewed in the 
General Plan Program EIR. There will be no new impacts as a result of the project that have not already been 
identified and reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts 
identified by the General Plan Program EIR and no further analysis is required.     

 
d)    No Impact.  The General Plan Program EIR concluded that impacts associated with dangerous roadway 

design and emergency access would be less than significant. Implementation of the General Plan would not 
include traffic improvements or designs that would have the potential to make existing and future roadways 
unsafe. The General Plan contains a program to adopt a formal traffic calming policy to slow traffic on local 
streets or divert traffic from roadways not intended for high traffic volumes, increasing overall safety on 
roadways. There will be no new impacts as a result of the project that have not already been identified and 
reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts identified by the 
General Plan Program EIR and no further analysis is required.     

 
e)     No Impact.  No changes in existing access are proposed that would result in inadequate emergency access. 

The project will meet all of the City’s requirements for driveway widths, drive aisle widths and general 
parking lot vehicle circulation. Maintaining these standards ensures that emergency access is maintained. In 
addition, adequate levels of service are maintained at intersections and freeway ramps within the planning 
area resulting in adequate emergency access. There will be no new impacts as a result of the project that 
have not already been identified and reviewed in the General Plan Program EIR. Therefore the project is 
consistent with impacts identified by the General Plan Program EIR and no further analysis is required.     

 
f)    No Impact.  The General Plan Program EIR concluded that impacts associated with alternative transportation 

would be less than significant. The General Plan has goals and policies that support alternative 
transportation, including working with OCTA to ensure public transportation remains a viable alternative to 
the automobile for residents and working to improve bike and pedestrian connectivity throughout the City. 
The Moulton La Paz project will not affect public transportation. The General Plan identified an existing Class 
II bikeway (striped land on the road designated for one-way bike traffic) along La Paz road, which will not be 
affected by the project. The project will improve non-auto connectivity on the project site through 
maintenance and improvement of existing trails, the addition of a bikeway through the open space area, 
and improved landscaping which contribute to the comfort of pedestrians and bikers though the project 
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site. Additionally there will be a connection from the open space lot into the commercial site. There will be 
no impacts associated with alternative transportation as a result of the project that have not already been 
identified and reviewed in the General Plan Program EIR. Therefore the project is consistent with impacts 
identified by the General Plan Program EIR and no further analysis is required.     
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3.17 – Utilities and Service Systems 

 
Program EIR Overview: 
Discussion of utilities and service systems issues related to implementation of the General Plan are discussed in 
section 5.12 (Public Services and Utilities) of the General Plan Program EIR. Only issues related to water supply 
were determined to have a potentially significant impact in the EIR. 
 
Discussion of Project Impacts: The proposed project would result in additional development that would require 
support by from existing infrastructure. Since all services and utilities are available no impacts are anticipated. 
For water, a review of the most current Urban Water Management Plan from the Moulton Niguel Water District 
indicated that the District will have a reliable water supply for 20 years commencing in 2011. Therefore no 
significant impacts will occur. 
 
General Plan EIR Mitigation Measures: 
Mitigation Measures identified in the Program EIR and applicable to the Moulton La Paz Project are listed below: 
 
PSU-1 The City shall review all development projects in consultation with the appropriate water district to 
ensure adequate water supplies, treatment, and distribution capacity for all projects will be achieved without a 
negative impact to the community. For those projects subject to SB 610 and/or SB 221, the City shall require a 
Water Supply Assessment or water supply verification demonstrating available water supplies exist to support 
the proposed development project. In the event that sufficient uncommitted capacity does not exist, the City 
shall not grant discretionary approval until capacity becomes available.  
 
PSU-2 The City shall implement applicable provisions in the MNWD and ETWD Urban Water Master Plans to 
ensure that adequate water supplies are available to meet the needs of current and future growth, as well as 
during an emergency event or drought. The City shall support efforts by these agencies to research and employ 
new technologies that improve water services and/or sustainability of water supplies in Laguna Hills.   
 
PSU-3 The City shall implement solid waste diversion programs as well as public education programs as 
outlined in the City’s Source Reduction and Recycling Element required by Assembly Bill 939. As part of this 
program, work with the private sector contractor providing solid waste services within the City to ensure that 
appropriate recycling containers, procedures, and education are readily available throughout the community. 
 
PSU-4 The City shall promote the use of the County of Orange’s Household Hazardous Waste Collections 
Centers for the proper disposal of hazardous waste. Continue to identify locations where residents can properly 
dispose of hazardous wasted and advertise these locations at public counters and on the City’s website. 
 
Level of Significance after Mitigation. The General Plan Program EIR identified no significant, unavoidable 
impacts associated with utilities and service systems.  
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Moulton La Paz Checklist and Responses 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Exceed wastewater treatment requirements of the 
applicable Regional Water Quality Control Board? 

    

b) Require or result in the construction of new water or 
wastewater treatment facilities or expansion of existing 
facilities, the construction of which could cause significant 
environmental effects? 

    

c) Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects? 

    

d) Have sufficient water supplies available to serve the project 
from existing entitlements and resources, or are new or 
expanded entitlements needed?  

    

e) Result in a determination by the wastewater treatment 
provider which serves or may serve the project that it had 
adequate capacity to serve the project’s projected demand in 
addition to the provider’s existing commitments? 

    

f) Be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs? 

    

g) Comply with federal, state, and local statutes and 
regulations related to solid waste? 

    

 

a)    No Impact.  The General Plan Program EIR concluded that impacts associated with wastewater facilities 
would be less than significant. According to the General Plan Program EIR, Southern Orange County Water 
Authority and the Moulton Niguel Water District represent that the remaining capacity at the Regional 
Treatment Plant wastewater treatment facility is sufficient to serve potential new development and 
redevelopment located within the City. There are no current plans to construct additional facilities within 
the City. The expansion of commercial space at the Moulton La Paz project site was planned during the 
General Plan update process and would have been factored in to this conclusion. The General Plan also 
states that existing review policies require the City to work with the appropriate water district (for this 
project, Moulton Niguel Water District) to ensure that sufficient wastewater infrastructure is available for 
each project that comes forward, as reflected in Mitigation Measure PSU-1. This is standard practice prior to 
issuance of a building permit for new development and will apply to the new commercial development for 
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the Moulton La Paz project. The mitigation measure identified in the General Plan Program EIR is 
incorporated into the design of the project. There will be no impact since the project does not exceed 
wastewater treatment requirements or facilities that have not already been identified and reviewed in the 
General Plan Program EIR. Therefore the project is consistent with impacts identified by the General Plan 
Program EIR and no further analysis is required.     

 
b)  No impact. See Section 3.17a. 
 
c)    No Impact.  The General Plan Program EIR concluded that impacts associated with stormwater drainage 

facilities would be less than significant. The General Plan states that while new commercial and residential 
development would result from implementation of the General Plan, this would not substantially increase 
the amount of impervious surfaces within the City. Impervious surfaces are the areas that significantly 
impact stormwater drainage capacity due to the fact that water generated during storms without 
intervention tends to run off these surfaces and into stormwater drainage infrastructure. The General Plan 
states that in order to further optimize the existing system and maintain existing drainage features, the City 
will continue to work with Orange County Flood Control Department to construct and maintain flood control 
facilities for the planning area.  The expansion of the commercial area will add impervious surfaces; 
however, the project applicant is already working with the City to incorporate LID standards, 
hydromodification requirements, and BMPs to capture and retain stormwater on-site, reducing the amount 
of runoff during rain events and increasing stormwater recharge into the ground, including stormwater 
retention basins and bioremediation areas for stormwater runoff. The open space parcel currently has a 
37,000 cubic foot stormwater storage capacity. Improvement and maintenance of this open space area will 
not increase impervious surfaces, and will in fact increase vegetation in the open space area. An increase in 
vegetation also keeps stormwater runoff on site longer, allowing more to recharge, leaving less to runoff 
into off-site stormwater facilities. There will be no impacts as a result of the project that have not already 
been identified and reviewed in the General Plan Program EIR. Therefore the project is consistent with 
impacts identified by the General Plan Program EIR and no further analysis is required.     

 
d)  No Impact.  See Section 3.14e. In addition, the General Plan Program EIR concluded that while 

implementation of the policies and programs in the General Plan would continue and expand conservation 
efforts within the planning area, and mitigation measures PSU-1 and PSU-2 would help ensure that 
adequate water supplies are available to meet the needs of current and future growth, uncertainty remains 
about the long-term supply of water within the southern California region. Therefore, impacts associated 
with the provision of adequate water supplies to the General Plan area would be potentially significant and 
unavoidable.  The General Plan states that the Moulton Niguel Water District Urban Water Management 
Plan (2005) indicates that the district expects to have adequate water supply available to meet the demand 
posed by growth within its jurisdiction. The MNWD’s latest UWMP adopted in 2011 reiterates the ability of 
the district to meet water demand through 2035.   
 
The General Plan notes regulations that would offset some impacts on water supply such as LID standards 
and water efficient landscaping and irrigation. The actual additional water required for the proposed project 
is relatively small, with water required for under 30,000 square feet of additional commercial space, plus 
water for irrigation on both the commercial and open space lots. All landscape areas, including the areas on 
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the commercial site as well as the open space parcel will be required to meet landscape water efficiency 
requirements, including drought-tolerant plants and water efficient irrigation,  standard for all projects with 
significant amounts of landscape. While this project itself would not put a significant additional demand on 
water supply, the General Plan indicated that cumulatively with all development that could occur in the 
region and the finite and somewhat unpredictable water supply, impacts as a result of the General Plan on 
water supply could be significant and unavoidable. However, a statement of overriding considerations was 
adopted stating that the potential impacts are outweighed by other positive factors. The Moulton La Paz 
project is within the intensity of development anticipated and is consistent with the scope of impacts the 
General Plan Program EIR analyzed in regard to water supply and no impacts beyond those in the EIR will 
occur due to implementation of the project. Therefore the project is consistent with impacts identified by 
the General Plan Program EIR and no further analysis is required.     

 
e)    No Impact.  See responses 3.17 a and b, above.  There will be no impact due to exceeding the wastewater 

treatment requirements or facilities that have not already been identified and reviewed in the General Plan 
Program EIR. Therefore the project is consistent with impacts identified by the General Plan Program EIR 
and no further analysis is required.     

 
f)    No Impact.  The program EIR concluded that with incorporation of mitigation measures PSU-3 and PSU-4, 

impacts related to solid waste would be less than significant.  New development and associated population 
growth under the General Plan will increase demand for solid waste collection and disposal capacity. The 
General Plan states that the population projections associated with implementation of the General Plan are 
slightly less than the SCAG projections associated with the Integrated Waste Management Department 
(IWMD) projections. Therefore no significant impacts are expected. The General Plan goes on to state that 
the City is required to continue to implement existing solid waste reduction programs required by AB 939. 
Mitigation measure PSU-3 requires the City to work with the private sector contractor providing solid waste 
services within the City to ensure that appropriate recycling procedures, containers, and education are 
available throughout the City. PSU-4 requires the City to promote the use of Orange County’s Household 
Hazardous Waste Collection Centers for the proper disposal of hazardous waste. While these mitigation 
measures do not specifically apply to this project, these mitigation measures are in place and are considered 
part of the project’s design. The project will be required to use the City’s solid waste removal franchisee, 
which allows oversight and regulation of solid waste practices, ensuring that sites within the City are 
adhering to solid waste diversion requirements. There will be no impacts associated with solid waste due to 
implementation of the project that have not already been identified and reviewed in the General Plan 
Program EIR. Therefore the project is consistent with impacts identified by the General Plan Program EIR 
and no further analysis is required.     

 
g)    No Impact.  See 3.17f. 
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3.18 – Mandatory Findings of Significance 

Would the project: 

Potentially 
Significant 

Impact 

Less Than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Does the project have the potential to degrade the quality 
of the environment, substantially reduce the habitat of a fish 
or wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, reduce the number or restrict the range 
of a rare or endangered plant or animal or eliminate import 
examples of the major periods of California history or 
prehistory? 

    

b) Does the project have impacts that are individually limited, 
but cumulatively considerable? (“Cumulatively considerable” 
means that the incremental effects of a project are 
considerable when viewed in connection with the effects of 
past projects, the effects of other current projects, and the 
effects of probable future projects)? 

    

c) Does the project have environmental effects, which will 
cause substantial adverse effects on human beings, whether 
directly or indirectly? 

    

a)  No Impact. The project results in incremental impacts that are part of a series of approvals that were 
anticipated under the General Plan Program EIR. The EIR analyzed this project’s impacts on Aesthetics, Air 
Quality, Biological Resources, Cultural Resources, Geology & Soils, Hazards & Hazardous Materials, 
Hydrology/ Water Quality, Noise, Transportation/ Traffic, and Utilities where effects had the potential to 
degrade the quality of the environment as a result of the implementation of the General Plan. The General 
Plan Program EIR determined that air quality impacts and water supply impacts were significant and 
unavoidable. In addition impacts related to greenhouse gases were also determined to be significant and 
unavoidable.  A Statement of Overriding Considerations was adopted for these impacts as a result. Other 
impacts were determined to be less than significant after the application of mitigation measures. Still other 
areas were not determined not to have a significant effect on the environment and therefore required no 
mitigation. 

 
The proposed project does not result in any new impacts that were not previously analyzed as described by 
the responses to this checklist. Where applicable, mitigation measures identified in the General Plan 
Program EIR will be conditioned to be a part of this project’s development approvals to ensure that impacts 
that could be mitigated remain below a level of significance.  
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b)  No Impact.  The project results in incremental impacts that are part of a series of approvals that were 
anticipated under the General Plan Program EIR. The EIR analyzed this project’s cumulative impacts on 
Aesthetics, Air Quality, Biological Resources, Cultural Resources, Geology & Soils, Hazards & Hazardous 
Materials, Hydrology/ Water Quality, Noise, Transportation/ Traffic, and Utilities where effects had the 
potential to result in cumulatively significant impacts as a result of the implementation of the General Plan. 
The General Plan Program EIR determined that cumulative air quality impacts and water supply impacts 
were significant and unavoidable. In addition cumulative impacts related to greenhouse gases were also 
determined to be significant and unavoidable. A Statement of Overriding Considerations was adopted as a 
result. The project does not result in any additional cumulative impacts that were not already analyzed in 
the General Plan Program EIR. Therefore the project is consistent with impacts identified by the General 
Plan Program EIR and no further analysis is required.     

 
c)  No Impact.  The project results in incremental impacts that are part of a series of approvals that were 

anticipated under the General Plan Program EIR. The EIR analyzed this project’s impacts on Aesthetics, Air 
Quality, Biological Resources, Cultural Resources, Geology & Soils, Hazards & Hazardous Materials, 
Hydrology/ Water Quality, Noise, Transportation/ Traffic, and Utilities where effects had the potential to 
adversely affect human beings as a result of the implementation of the General Plan. The General Plan 
Program EIR determined that air quality impacts were significant and unavoidable. In addition impacts 
related to greenhouse gases were also determined to be significant and unavoidable.  A Statement of 
Overriding Considerations was adopted for these impacts as a result.  The proposed project does not result 
in any new impacts that were not previously analyzed as described by the responses to this checklist that 
would further affect human beings.  Therefore the project is consistent with impacts identified by the 
General Plan Program EIR and no further analysis is required.     
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Section 5: Summary of Mitigation Measures 
The following is a summary of the General Plan EIR Mitigation Measures applicable to the Moulton La Paz 
project and a description of how each is applied to the project 

A-1 The City shall plan and encourage strong unifying gateways at major entrances to the City and in 
community activity centers, and new private and public infrastructure and development projects to achieve 
strong gateway features through the use of signage and iconic design, architecture, and/or landscaping 
components that communicate Laguna Hills’ identity and character. 
 
This mitigation measure is incorporated into the project design. The project incorporates a “California Coastal” 
style of architecture and uses a variety of architectural details and materials to enhance the visual quality of the 
buildings on the site. Additionally, landscaping chosen will reflect native, drought-tolerant plants on both the 
commercial property and open space area. The new architecture at the center will create a strong “entry” to the 
City at the corner of Moulton and La Paz. 
 
A-2 [The City shall] Enhance the City’s identity and promote walkability by developing a program whereby 
businesses or residents may sponsor street furniture, public art, and/or landscaped areas; continue to install 
public amenities such as streetscape, lighting, and landscaping.  
 
This mitigation measure is incorporated into the project design. Improvements proposed for the open space 
parcel will enhance the identity of the Moulton-La Paz intersection which is a gateway into the City from 
Highway 133 which is a significant transportation corridor in south Orange County.  These will include well-
designed and integrated landscape improvements that include over 200 trees and native ground covers, an 
equestrian trail, bike and pedestrian pathways, and passive open space amenities. 
 
A-3 The City shall require that as new development and revitalization projects come forward, the City will 
work with developers to preserve scenic vistas and vistas of natural and man-made landmarks visible from 
public locations and streets. 
 
This mitigation measure is incorporated into the project design. The City has been working with the developer to 
balance the architectural features of the center with the desires of residents to protect their views. The developer 
has done research including line-of-sight studies and cross sections to demonstrate the effect the new 
development will have on residents’ views from their homes. 
 
A-5 Review discretionary proposals to assess the compatibility of proposed development with 
adjacent/surrounding uses and activities, including the requirement of site design, buffers, architectural and 
buffering techniques, and other measures to be incorporated into projects to ensure compatibility between uses 
and activities. 
 
This mitigation measure is incorporated into the project design. While this project does not incorporate new 
types of uses into the existing neighborhood, the site has been designed to take into account compatibility with 
neighboring uses. A view shed analysis was conducted using photo simulations, cross-sections, and thorough site 
visits. Care has been taken in locating new trash enclosures as far from the residential area as possible, while still 
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maintaining functionality of the for the businesses served by the enclosures. Access from the open space area to 
the commercial center has also been incorporated into the site design, including pathways between the parcels, 
safe trail crossings, and hitching posts and bike racks at the commercial center. 
 
A-6 Review development and revitalization projects for consistency with Zoning Ordinance Section 9-40, 
Design Regulations and Standards. 
 
This mitigation measure has been incorporated into the project design. The project has been reviewed for 
consistency with the Design Regulations and Standards in Section 9-40 of the Zoning Ordinance, including trash 
enclosure design, lighting, and architectural articulation. 
 
AQ-1 The City shall implement the following measures to reduce the amount of fugitive dust that is re-
entrained into the atmosphere from unpaved areas, parking lots, and construction sites: 

1. Require the following measures to be taken during the construction of all projects to reduce the amount 
of dust and other sources of PM10, in accordance with SCAQMD Rule 403: 

• Dust suppression at construction sites using vegetation, surfactants, and other chemical 
stabilizers 

• Wheel washers for construction equipment 

• Watering down of all construction areas 

• Limit speeds at construction sites to 15 miles per hour 

• Covering of aggregate or similar material during transportation of material 
2. Adopt incentives, regulations, and/or procedures to reduce paved road dust emissions through targeted 

street sweeping of roads subject to high traffic levels and silt loadings. 
3. Pave currently unpaved roads and parking lots or establish and enforce 15 miles per hour speed limits 

on low-use unpaved roads as permitted under California Vehicle Code section 22365. 
 
This mitigation measure has been incorporated as a condition of project approval (see conditions of approval). 
 
AQ-2 The City shall require each project applicant, as a condition of project approval, to implement the 
following measures to reduce exhaust emissions from construction equipment: 

1. Commercial electric power shall be provided to the project site in adequate capacity to avoid or 
minimize the use of portable gas-powered electric generators and equipment. 

2. Where feasible, equipment requiring the use of fossil fuels (e.g. diesel) shall be replaced or substituted 
with electrically driven equivalents (provided that they are not run via a portable generator set). 

3. To the extent feasible, alternative fuels and emission controls shall be used to further reduce exhaust 
emissions. 

4. On-site equipment shall not be left idling when not in use. 
5. The hours of operations of heavy-duty equipment and/or the amount of equipment in use at any one 

time shall be limited. 
6. Staging areas for heavy-duty construction equipment shall be located as far as possible from sensitive 

receptors. 
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7. Before construction contracts are issued, the project applicants shall perform a review of new 
technology, in consultation with the SCAQMD, as it relates to heavy-duty equipment, to determine what 
(if any) advances in emissions reductions are available for use and are economically feasible. 
Construction contract and bid specifications shall require contractors to utilize the best available and 
economically feasible technology on an established percentage of the equipment fleet. It is anticipated 
that in the near future, both NOx and PM10 control equipment will be available.  

 
This mitigation measure has been incorporated as a condition of project approval (see conditions of approval). 
 
AQ-6 The City shall work with project proponents to ensure that safe and attractive sidewalks, walkways, bike 
lanes, and crosswalks that facilitate use are provided in accordance with City standards. The City shall work with 
developers to construct links to adjacent communities, using open space easements and utility easements when 
appropriate.  
 
This mitigation measure has been incorporated into the design of the project. The remaining city open space 
parcel (Parcel 2) will contain, in addition to sidewalks along the road, a bikeway and trail through the open space 
area. The City will maintain a landscape and trail easement over Parcel 1 along La Paz Road.  
 
AQ-7 The City shall provide bike support facilities (e.g., bicycle racks, personal lockers, showers, and other 
bicycle support facilities) in new development and revitalization projects to encourage bicycle riding as a 
transportation mode. The City shall adopt a formal bike support facility ordinance and/or guidelines applicable 
to private and public development. 
 
This mitigation measure has been incorporated into the design of the project. Bike racks will be installed at the 
commercial center.  
 
AQ-14 The City shall evaluate proposed development projects throughout the City using LEED standards, 
GreenPoint Rated, and/or other green building standards. The City encourages all future development and 
major renovation projects within the following General Plan designations to achieve LEED certification, and/or 
other green certifications: High Density Residential, Village Commercial, Freeway Commercial, Community 
Commercial, Office Professional, Mixed Use, Neighborhood Mixed Use, and Community/Private Institution. The 
City shall investigate the potential to offer density bonus incentives on residential projects that achieve LEED 
certification, and other green certifications and ratings. 
 
This mitigation measure will be adopted as a condition of project approval. Applicable construction will be 
required to comply with the California Green Building Standards.  
 
AQ-16 The City shall work with the SCAQMD and the SCAG to implement the AQMP and meet all federal and 
state air quality standards for pollutants. The City shall participate in any future amendments and updates to the 
AQMP. The City shall also implement, review, and interpret the General Plan and future discretionary projects in 
a manner consistent with the AQMP to meet standards and reduce overall emissions from mobile and stationary 
sources. 
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This mitigation measure has been incorporated into the project design. The City has evaluated the subject project 
in a manner consistent with the AQMP to meet standards to reduce overall emissions.  
 
AQ-18 The City shall review all future development proposals for potential regional and local air quality impacts 
per CEQA. If potential impacts are identified, mitigation will be required to reduce the impact to a level less than 
significant, where technically and economically feasible. 
 
This mitigation measure has been incorporated into the design of the project. The City has reviewed the project 
for potential regional and local air quality impacts and has found that any impacts on air quality from this project 
were previously studied and identified by the General Plan Program EIR and General Plan Program EIR mitigation 
measures have been applied to the project where applicable.  
 
AQ-19 The City shall implement the following measures to minimize exposure of sensitive receptors and sites 
to health risks related to air pollution: 

1. Encourage site plan designs to provide the appropriate set-backs and/or design features that reduce 
TACs at the source. 

2. Encourage the applicants for sensitive land uses to incorporate design features (e.g., pollution 
prevention, pollution reduction, barriers, landscaping, ventilation systems, or other measures) in the 
planning process to minimize the potential impacts of air pollution on sensitive receptors. 

3. Actively participate in decisions on the siting or expansion of facilities or land uses (e.g., freeway 
expansions), to ensure the inclusion of air quality mitigation measures. 

4. Where decisions on land use may result in emissions of air contaminants that pose significant health 
risks, consider options, including possible relocation, recycling, redevelopment, rezoning, and incentive 
programs. 

5. Activities involving idling trucks shall be oriented as far away from and downwind of existing or 
proposed sensitive receptors as feasible. 

6. Strategies shall be incorporated to reduce the idling time of main propulsion engines though alternative 
technologies such as IdleAire, electrification of truck parking, and alternative energy sources for TRUs to 
allow diesel engines to be completely turned off.  

The applicable measures above have been incorporated into the design of the project or will be adopted as a 
condition of approval. Number 5, above, has been incorporated into the design of the project, and construction 
equipment idling is addressed by mitigation measure AQ-2, which is incorporated as a condition of approval. The 
condition of approval requires construction equipment to be turned off when not in use and to be located as far 
from possible from sensitive receptors (such as residences) when in use.   
 
B-1 Activities implemented under the General Plan will undergo project-specific review for potential impacts 
to biological resources in accordance with CEQA. The City shall require that all General Plan implementation 
activities adhere to California and federal legislation that protects all sensitive plants, wildlife, habitats and 
wetlands. The City shall work closely with the USACE, USFWS, RWQCB, and the CDFG during the discretionary 
project permitting and CEQA review of any project that may result in the alteration of a stream bed, involve the 
removal of vegetation in wetland and riparian habitats, disturb waters of the U.S. or otherwise impacts sensitive 
biological resources. If recommended or required by the resource agencies, project-specific measures to 
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mitigate potential impacts and sensitive species, such as native birds and bats, will be established as conditions 
of project approval. Mitigation measures for habitat and species may include, but are not limited to, avoidance, 
enhancement, restoration, or a combination of any of the three.  

 
This mitigation measure has been incorporated into the design of the project. The site does not involve alteration 
of a stream bed, involve the removal of vegetation in wetland and riparian habitats, or disturb waters of the U.S. 
A biological resources survey was prepared by VCS Environmental on February 17, 2012, which found that there 
are no sensitive biological species on the subject site.  
 
B-2 The City shall continue to implement the National Pollutant Discharge Elimination System (NPDES) 
stormwater permits issued by the state and RWQCB. The City shall also require new development and 
revitalization projects to incorporate BMPs pursuant to the NPDES permit to ensure compliance with applicable 
state and federal regulations.  
 
This mitigation measure has been incorporated into the project design. Public Services has reviewed the project. 
The developer has been required to add features to reduce stormwater runoff and demonstrate that the project 
can and will comply with the NPDES permit and incorporate BMPs.   
 
B-3 As a condition of project-specific approval, the City shall require new development and redevelopment 
to provide adequate on-site and off-site stormwater and flood management facilities to control direct and 
indirect erosion and discharges of pollutants and/or sediments. To determine the facility and BMP needs, the 
City will require, when necessary, a hydrological/drainage analysis be performed by a state-licensed and City-
approved engineer, with the cost of said analysis the responsibility of the project applicant. 
 
This mitigation measure has been incorporated into the project design and is a condition of project approval (see 
conditions of approval). The developer has submitted hydrology and drainage reports to the Department of 
Public Services and has been working with the City to ensure this project is compliant.  
 
B-4 In accordance with the City of Laguna Hills Tree Protection Ordinance, a permit shall be required from 
the Public Services Director to plant, move, spray, trim, remove, prune, replace, cut, or otherwise disturb any 
tree in any public place. Section 8-08.050 of the Laguna Hills Tree Protection Ordinance requires that trees by 
replaced by the caliper inch measured at diameter breast height (DBH). For every inch of DBH removed, an equal 
number of caliper inches shall be replaced. For example, the removal of one 12-inch tree shall necessitate the 
planting of a total of 12 inches of new tree(s). 
 
This mitigation measure will be incorporated into the project design for the open space parcel. The open space 
portion of this project will be required to replace trees lost in accordance with the Tree Protection Ordinance. 
Prior to the City undertaking the renovation of this open space area, the Public Services Director will ensure that 
trees are being replaced in an appropriate manner pursuant to the Tree Protection Ordinance.  
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GS-2 The City shall continually update development standards and adopt the latest building construction 
codes to guide future development and redevelopment in areas with known geologic and seismic-related 
hazards.  
 
This mitigation measure is a condition of project approval (see conditions of approval). The City of Laguna Hills 
has adopted the 2010 California Building Code. All projects, including the subject project, are required to comply 
with the CBC. 
 
GS-3 The City shall require geologic and/or geotechnical studies for proposed new development and 
redevelopment projects located in areas identified as susceptible to landslides and liquefaction, and binding 
mitigation strategies must be adopted. Compliance with the recommendations set forth in site-specific geologic 
and/or geotechnical studies will be made a condition of the site development permit for subsequent projects. In 
addition, the City may require applicants to incorporate measures to stabilize and maintain slopes on a site-by-
site basis, such as, but not limited to, proper planting, irrigation, retaining walls, and benching. 
 
This mitigation measure is incorporated into the project design. At the commercial center, existing slopes behind 
shops A and B will not be disturbed, and the existing landscaping on those slope areas will be protected in place. 
A preliminary geotechnical investigation prepared for the project dated November 14, 2011 indicated that no 
special requirements were needed to address impacts from liquefaction. Additional geotechnical studies will be 
required prior to building permit issuance, if required by the California Building Code.  A retaining wall will be 
constructed on the north side of new Shops D to help to create a flat pad for the new building. This retaining wall 
will be constructed in accordance with the California Building Code and geotechnical studies and soils reports will 
be prepared as required. The slope areas in the remaining open space parcel were designed and graded as a part 
of the subdivision and construction of homes in tract 11237. These slope areas will remain, and only fine grading 
for purposes of landscaping will take place.  
 
GS-4 The City shall continually monitor and encourage remediation of unstable slope areas, particularly in 
areas characterized by the presence of crib walls or where historical anecdotal evidence of instability exists.  
 
This mitigation measure is incorporated into the project design. See explanation for mitigation measure GS-3. 
 
GCC-2 The City shall evaluate proposed development projects throughout the City using LEED standards, 
GeenPoint Rated, and/or other green building standards. The City encourages all future development and major 
renovation projects within the following General Plan designations to achieve LEED certification, and/or other 
green certifications: High Density Residential, Village Commercial, Freeway Commercial, Community 
Commercial, Office Professional, Mixed Use, Neighborhood Mixed Use, and Community/Private Institution. The 
City shall investigate the potential to offer density bonus incentives on residential projects that achieve LEED 
certification and other green certifications and ratings.  
 
This mitigation measure is incorporated into the design of the project and will be adopted as a condition of 
approval (see conditions of approval). All new structures are required to comply with California Green Building 
Standards. 
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GCC-6 The City shall work with project proponents to ensure that safe and attractive sidewalks, walkways, bike 
lanes, and crosswalks that facilitate use are provided in accordance with City standards. The City shall work with 
developers to construct links to adjacent communities, using open space easements and utility easements 
where appropriate. 
 
This mitigation measure is incorporated into the project design and will be adopted as a condition of approval 
(see conditions of approval). The project will have an easement over a portion of the property along La Paz road 
for maintenance of the existing multi-use trail that will be improved as a part of this project. The trail connects 
with trails in other cities. Additionally, the City’s open space parcel will have a new bikeway and the multi-
purpose trail will be improved.   
 
GCC-7 The City shall provide bicycle support facilities (e.g., bicycle racks, personal lockers, showers, and other 
bicycle riding support facilities) in new development and revitalization projects to encourage bicycle riding as a 
transportation mode. The City shall adopt a formal bike support facility ordinance and/or guidelines applicable 
to private and public development.  
 
This mitigation measure is incorporated into the design of the project and will be adopted as a condition of 
project approval (see conditions of approval). The open space parcel will contain a bikeway. The City and the 
developer of the shopping center have been working together to ensure that there is a connection between the 
open space and the shopping center. The shopping center will be providing bike racks and hitching posts at the 
entrance to the shopping center from the open space area. 
 
GCC-11 The City shall encourage water conservation throughout Laguna Hills in the following ways: 

1. Encourage water developments to apply water-conserving principles, including such techniques and 
materials as native or low water use (drought-tolerant) plants, low precipitation sprinkler heads, 
bubblers, drip irrigation systems, and timing devices. 

2. Support the production of recycled water and develop new uses for recycled water. 
3. Apply water conservation techniques/project “water budgets” to achieve a significant reduction over 

historic use and over average uses for the proposed type of development by incorporation of water 
conservation devices, such as low-flow toilets, flow restriction devices, and water conserving appliances 
in new public and private development and rehabilitation projects.  

 
This mitigation measure is incorporated into the design of the project and will be adopted as a condition of 
project approval. The City open space will be planted with drought-tolerant plants and will be a natural drainage 
area and riparian habitat. The commercial center will be required to comply with LHMC section 9-47 Landscape 
Water Efficiency (see conditions of approval). 
 
HWQ-1 The City shall adopt, amend, and/or continue to enforce City policies, regulations, and programs to 
decrease stormwater and urban runoff pollution while considering the following: 
 1. Promote the use of low impact development (LID) standards in new development and redevelopment 

projects. 
 2. Continue to implement the National Pollutant Discharge Elimination System (NPDES) stormwater 

permits issued by the State and Regional Water Quality Control Board. Require new development and 
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revitalization projects to incorporate Best Management Practices (BMPs) pursuant to the NPDES permit 
to ensure that the City complies with applicable state and federal regulations. 

 3. Educate residents regarding surface water quality pollutants, especially those that may result from 
community activities, such as car washes. 

 Further as a condition of project approval, require new development and redevelopment to provide 
adequate on-site and off-site stormwater and flood management facilities to control direct and indirect 
erosion and discharges of pollutants and/or sediments. To determine the facility and BMP needs, the 
City will require, when necessary, a hydrological/drainage analysis be performed by a state-licensed and 
City-approved engineer, with the cost of said analysis the responsibility of the project applicant.  

 
This mitigation measure has been incorporated into the design of the project. The project incorporates BMPs to 
reduce stormwater runoff. The applicant has been working with the Public Services Department and has 
conducted hydrological studies for the project site. The required on-site stormwater management facilities have 
been incorporated into the project design. Additionally, measures have been incorporated to prevent flooding in 
the commercial center from the open space parcel, including creating a natural water retention basin during 
peak rain and runoff periods.  
 
HWQ-2 The City shall coordinate with the OCFCD to ensure regularly scheduled maintenance of flood control 
channels and completion of necessary repairs to promote flood protection facilities capable of accommodating 
100 year storm flows. Coordinate with the OCFCD and water districts regarding any needed improvements to 
existing aboveground water tanks. Work with the District to identify new flood control improvements, and 
establish installation programs for improvements. 
 
This mitigation measure has been incorporated into the design of the project. The project area is not located 
within a 100-year or 500-year flood hazard area. 
 
LU-1 The City shall review discretionary development proposals to assess the project’s effect on the 
community’s jobs/housing balance and fiscal stability. Ensure developments provide their fair share of 
infrastructure such as utilities, roads, parks, and recreational opportunities or pay in-lieu fees toward the 
development/extension of these facilities. 
 
This mitigation measure is incorporated into the design of the project. The project adds no housing and the 
jobs/housing balance would remain virtually unchanged as a result of the project.  
 
N-1 The City shall review development proposals to ensure that the noise standards and compatibility 
criteria set forth in the Noise Element are met. The City shall consult Noise Element guidelines and standards for 
noise compatible land uses to determine the suitability of proposed developments relative to existing and 
forecasted noise levels. The City shall enforce California Title 24 Noise Standards to ensure an acceptable 
interior noise level of 45 dBA CNEL in habitable rooms. The City shall require acoustical analysis for all 
discretionary projects where any of the following apply: 

1. The project will create or impact noise sensitive land uses and is located within the existing or future 60 
dBA CNEL or higher contour. 

2. The project will add more than 10 percent to the volume of average daily traffic of any arterial street. 
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3. The project will add 1,000 or more vehicles in the peak hour on adjacent roadways. 
4. The project will introduce noise or vibration sources associated with mechanical equipment operations, 

entertainment, maintenance, and facility operations. 
5. The project is a proposed residential use in the vicinity of existing and proposed commercial areas. 
6. The project is a mixed use development that includes a residential component. The focus of this type of 

acoustical study is to determine likely interior and exterior noise levels and recommend appropriate 
design features to reduce noise.  

This mitigation measure is incorporated into the design of the project. None of the above standards (1-6) are 
present in the proposed project. Therefore, no acoustical analysis is required. 

N-3 The City shall review the locations of proposed projects with the potential to generate noise in relation 
to sensitive receptors though the discretionary project review process. The City shall limit delivery or service 
hours for stores and businesses with loading areas, docks, or trash bins that gain access on driveways next to 
residential and other noise sensitive areas. The City shall only approve exceptions if full compliance with the 
nighttime limits of the noise regulations is achieved.  
 
This mitigation measure is incorporated into the design of the project. The project is located next to a residential 
area. While much of this center is existing and trash removal and delivery services already take place regularly, 
the project does propose new buildings and uses that will generate additional deliveries and trash services. 
Additionally the project will be required to comply with LHMC section 5-24 Noise Control (see conditions of 
approval). 
 
N-4 The City shall require all construction activity to comply with the limits (maximum noise levels, hours, 
and days of allowed activity) established in City noise regulations to reduce impacts associated with temporary 
construction noise to the extent feasible. Trucks associated with construction activities shall follow designated 
truck routes, where appropriate.  
 
This mitigation measure is incorporated into the design of the project. All construction in Laguna Hills is limited to 
7:00 am – 8:00 pm Monday – Friday and 8:00 am – 8:00 pm Saturday. No construction is permitted on Sundays 
or Federal Holidays. The subject project, like all construction projects in the City will be limited to these hours by 
the Municipal Code (LHMC 5-24). Any trucks associated with construction activities are subject to the same 
hours. No special truck route is required, as Moulton Parkway and La Paz Road are both arterials that are 
customarily subject to heavier traffic. 
 
PSU-1 The City shall review all development projects in consultation with the appropriate water district to 
ensure adequate water supplies, treatment, and distribution capacity for all projects will be achieved without a 
negative impact to the community. For those projects subject to SB 610 and/or SB 221, the City shall require a 
Water Supply Assessment or water supply verification demonstrating available water supplies exist to support 
the proposed development project. In the event that sufficient uncommitted capacity does not exist, the City 
shall not grant discretionary approval until capacity becomes available.  
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This mitigation measure is incorporated into the design of the project. There are adequate water supplies, 
treatment, and distribution capacity for this project.  
 
PSU-2 The City shall implement applicable provisions in the MNWD and ETWD Urban Water Master Plans to 
ensure that adequate water supplies are available to meet the needs of current and future growth, as well as 
during an emergency event or drought. The City shall support efforts by these agencies to research and employ 
new technologies that improve water services and/or sustainability of water supplies in Laguna Hills.    
 
This mitigation measure is incorporated into the design of the project.  
 
PSU-3 The City shall implement solid waste diversion programs as well as public education programs as 
outlined in the City’s Source Reduction and Recycling Element required by Assembly Bill 939. As part of this 
program, work with the private sector contractor providing solid waste services within the City to ensure that 
appropriate recycling containers, procedures, and education are readily available throughout the community. 
 
This mitigation measure is incorporated into the design of the project. 
 
PSU-4 The City shall promote the use of the County of Orange’s Household Hazardous Waste Collections 
Centers for the proper disposal of hazardous waste. Continue to identify locations where residents can properly 
dispose of hazardous waste and advertise these locations at public counters and on the City’s website. 
 
This mitigation measure is incorporated into the design of the project. 
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REVISED TRAFFIC IMPACT ANALYSIS AND PARKING STUDYMOULTON LA PAZ RETAIL CENTER EXPANSIONLaguna Hills, California March 16, 2012 (original dated December 23, 2011) 
1.0 INTRODUCTION
This Traffic Impact Analysis and Parking Study addresses the potential traffic impacts and parking 

requirements associated with the proposed Moulton La Paz Retail Center Expansion project 

(hereinafter referred to as Project). The existing neighborhood retail center is located at 26534 – 

26562 Moulton Parkway, along the east side of Moulton Parkway, north of La Paz Road in the City 

of Laguna Hills, California. 

This report documents the findings of a traffic impact analysis, as well as a parking analysis, 

conducted by Linscott, Law & Greenspan, Engineers (LLG) to determine the potential impacts 

associated with the proposed Project.  The traffic analysis evaluates the existing operating conditions 

at six (6) key intersections within the project vicinity, estimates the trip generation potential of the 

proposed expansion, and forecasts future intersection operating conditions at completion/occupancy 

of the project. Where necessary, roadway and/or intersection improvements/mitigation measures are 

identified.

The parking study evaluates the future parking demand at the center and the availability of parking 

after completion of the proposed Project.  The parking analysis evaluates the Project’s parking 

requirements based on the City of Laguna Hills Municipal Code, the methodology outlined in Urban 

Land Institute’s (ULI) Shared Parking Second Edition and existing parking surveys. The City Code 

parking analysis also considers the requirements in Section 9-44.070, Joint Use of Parking Facilities.

This traffic impact analysis satisfies the requirements of the City of Laguna Hills Traffic Study 

Guidelines, dated August 2010 and is consistent with the current Congestion Management Program 

(CMP) for Orange County.  The traffic study specifications for this analysis was developed in 

collaboration with the City of Laguna Hills staff. The traffic study has been revised to address City 

staff comments provided in February 2012. 

The Project site has been visited and an inventory of adjacent area roadways and intersections was 

performed.  Existing peak hour traffic information has been collected at six (6) study locations on a 

“typical” weekday for use in the preparation of intersection level of service calculations.   

This traffic report analyzes existing, existing plus project, and future weekday peak hour traffic 

conditions for a near-term cumulative traffic setting upon completion and opening of the proposed 

Project in 2013. Information concerning cumulative projects (planned and/or approved) in the 

vicinity of the Project has been researched at the City of Laguna Hills, City of Laguna Niguel and 
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City of Aliso Viejo.  Based on our research, three (3) planned projects were considered in the 

cumulative traffic analysis for this Project.   

1.1 Study Area 
Six (6) key intersections, plus the three (3) existing site driveways, have been selected to evaluate 

existing and future traffic operating conditions. Of the six (6)study intersections, five (5) are located 

within the City of Laguna Hills and one (1) is located in the City of Aliso Viejo. The six (6) 

intersections listed below provide regional and local access to the study area and define the extent of 

the boundaries for this traffic impact investigation.  

1. SR-73 SB Ramps / Aliso Viejo Plaza at La Paz Road (City of Aliso Viejo) 

2. SR-73 NB Ramps/ Merienda at La Paz Road (City of Laguna Hills) 

3. Moulton Parkway at La Paz Road (City of Laguna Hills) 

4. Moulton Parkway at Oso Parkway (City of Laguna Hills) 

5. Mouton Parkway at Alicia Parkway (City of Laguna Hills) 

6. La Paz Road at Paseo De Valencia (City of Laguna Hills) 

7. Moulton Parkway at Project Driveway North  

8. Moulton Parkway at Project Driveway South 

9. Project Driveway at La Paz Road 

Figure 1-1 presents a Vicinity Map, which illustrates the general location of the project and depicts 

the study locations and surrounding street system.  Level of Service (LOS) calculations for the AM 

and PM peak hours at these six (6) study intersections and three project driveways were performed 

to evaluate the future potential traffic impacts associated with anticipated area growth, related 

projects, and the proposed Moulton La Paz Retail Center Expansion project.

1.2 Study Scope 
Included in this traffic and parking analysis, per the City’s traffic study specifications, are: 

Existing traffic counts, 

Estimated project traffic generation/distribution/assignment, 

Estimated cumulative project traffic generation/distribution/assignment, 

AM and PM peak hour capacity analyses for existing conditions, 

AM and PM peak hour capacity analyses for existing plus project conditions, 

AM and PM peak hour capacity analyses for future (Year 2013) conditions without and with 

project traffic, 

Site Access and Internal Circulation Evaluation,  

Parking Analysis, 

Congestion Management Program Compliance Assessment, and  

Caltrans Evaluation. 
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2.0 PROJECT DESCRIPTION2.1 Existing Development 
Moulton La Paz Retail Center is an existing neighborhood commercial center that is generally 

located north of La Paz Road and east of Moulton Parkway in the City of Laguna Hills, California. 

The existing retail center is comprised of four buildings with a total floor area of 59,107 square-feet 

(SF).  The project site is currently zoned “CC” and is designated at “Community Commercial” in the 

City’s Land Use Map.

Table 2-1 presents a summary of the project’s existing and proposed land uses/tenants, building unit, 

hours of operation, and associated floor areas as of November 2011. As shown, approximately 6,400 

SF of the retail-designated floor area is currently vacant and 52,707 SF is currently occupied.

Parking at the site is now provided by a total of 315 parking spaces. Figure 2-1 presents the existing 

site plan for the Moulton La Paz Center. This figure illustrates the location of the vacant retail suites.

2.2 Proposed Project 
The proposed Project includes the construction of three new buildings with a total floor area of 

32,100 SF to accommodate a 20,400 SF grocery store, and 11,700 SF of retail space within Shops C 

and Shops D. The proposed Project also includes modification and conversion of an existing 7,922 

SF retail building, now occupied by O’Reilly Auto Parts, to a 4,920 SF bank, resulting in a net floor 

area reduction of 3,002 SF.  Upon completion of the proposed expansion Project, the Moulton La 

Paz Retail Center will have a total floor area of 88,205 SF, which represents a net floor area increase 

of 29,098 SF over the existing floor area of 59,107 SF. A total of 444 parking spaces will be 

provided at the Moulton La Paz Retail Center upon completion of the proposed Project.

Access to the project site will continue to be provided from two existing driveways on Moulton 

Parkway and one existing driveway on La Paz Road. Figure 2-2 presents the proposed site plan for 

the Moulton La Paz Retail Center, prepared by Fuscoe Engineering / Nadel Architects.   
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TABLE 2-1EXISTING AND PROPOSED DEVELOPMENT SUMMARY1

Tenant Business Type Hours of Operation 
Square-

Footage (SF) 

Suite / Existing Development 

34A Gold Max of CA Retail M-F: 10-6pm; Sa: 10-6pm; Su: closed 3,087 SF 

34C Vacant Retail Suite Retail n/a 1,040 SF 

34D Laguna Hills Dental  Medical Office M-F: 10-6pm; Sa: closed; Su: closed 1,040 SF 

34E Vacant Retail Suite Retail n/a 2,030 SF 

38A Vacant Retail Suite Retail n/a 1,650 SF 

38A-1 Bicisport Bicycles Retail M-F: 11-6pm; Sa: 11-5pm; Su: 12-4pm 1,500 SF 

38C W Salon Beauty/Nail Salon M-F: 8:30-7:30pm; Sa: 8:30-6pm; Su: closed 2,450 SF 

38E
Aliso Hills Tae Kwon 

Do 
Service Retail 

M-Th: 12-8:30pm; F: 12-7:30pm;            

Sa: 9-12:30pm; Su: closed 
1,400 SF 

38F Big 5 Sporting Goods Retail M-F: 10-9pm; Sa: 9-9pm; Su: 10-7pm 8,000 SF 

38H Chuck E. Cheese Restaurant M-Th: 9-10pm; F-Sa: 9-11pm; Su: 9-10pm 12,200 SF 

48A House of Blinds Home furnishing M-F: 10-5pm; Sa: 10-2pm; Su: closed 960 SF 

48B Stone Expo Home furnishing M-F: 9:30-5pm; Sa: 10-2pm; Su: closed 960 SF 

48C Zen Nails Spa Beauty/Nail Salon M: closed; Tu-Sa: 9:30-7pm; Su: 11-5pm 960 SF 

48D Stress Busters Retail 
M: 12-6pm; Tu-F: 9-8pm; Sa: 9-5pm;         

Su: 12-6pm 
1,920 SF 

48F
Madeline's French 

Pastry Shop 
Rest/Take Out M-Su: 9:30-7pm 1,120 SF 

48G Judi's Pet Grooming 
Animal 

boarding/grooming 
M: closed; Tu-Sa: 8-5pm; Su: closed 1,120 SF 

48H
Parmida Persian 

Cuisine 
Restaurant 

M: 11-5pm; Tu-Th: 11-9pm; F-Sa: 11-1am;    

Su: 11-7pm 
1,580 SF 

48J Edible Arrangements Rest/Take Out M-F: 8-7pm; Sa: 8-5pm; Su: 10-3pm 1,688 SF 

48K Vacant Retail Suite Retail n/a 1,680 SF 

48L Polo Cleaners Dry Cleaner 
M-Th: 7-7pm; F: 7-5pm; Sa: 8:30-5pm;        

Su: closed 
1,600 SF 

48M Baja Fresh Restaurant M-F: 10:30-9pm; Sa-Su: 10:30am-9pm 3,200 SF 

62 O'Reilly Auto Parts Retail M-Sa: 7:30-9pm; Su: 8-8pm 7,922 SF 

Total Existing Building Square-Footage: 59,107 SF

Proposed Development 

Proposed Fresh Market Retail/Grocery 20,400 SF

O'Reilly Auto Parts Conversion
2
 Retail -7,922 SF

Proposed Bank Pad "B"
2

Financial Service 4,920 SF

Proposed Shops "C" Retail 3,300 SF

Proposed Shops "D" Retail 8,400 SF

Total "Net" Additional Building Square-Footage: 29,098 SF

Moulton La Paz Retail Center Total Proposed Square-Footage: 88,205 SF

                                                          
1
  Source:  Vintage Real Estate, LLC - as of December 7, 2011. Of the existing 59,107 SF of floor area, 52,707 is currently occupied and 6,400 SF 

retail-designated floor area within four suites (e.g. 34C, 34E, 38A, and 48K) is now vacant. 
2
  Proposed Project includes the conversion/modification of 7,922 SF of existing retail floor area to a 4,920 SF bank. Modification of existing 

building will result in a loss of 3,002 SF of existing retail floor area. 
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3.0 EXISTING CONDITIONS3.1 Regional Access 
The San Joaquin Hills Transportation Corridor (State Route 73) provides regional access to the City 

of Laguna Hills. SR-73 is a toll road which extends from the I-405 Freeway Interchange in Costa 

Mesa to the north and the I-5 Freeway Interchange to the south in the Laguna Niguel. Direct access 

to the project site from the SR-73 is provided via a full interchange at La Paz Road. 

3.2 Street Network 
The local street network within the City of Laguna Hills that services the Moulton La Paz Retail 

Center includes La Paz Road, Oso Parkway, and Moulton Parkway.  The following discussion 

provides a brief synopsis of these key area streets.  The descriptions are based on an inventory of 

existing roadway conditions. 

La Paz Road is a four to six lane divided roadway oriented in the southwest/northeast direction that 

borders the project site on the south. Parking is not permitted on either side of the roadway within 

the Project vicinity. Class II (on-street) bike lanes are currently provided on La Paz Road within the 

project vicinity. The posted speed limit is 45 miles per hour (mph). Within the Project study area, 

traffic signals exist along La Paz Road at the SR-73 SB Ramps/Aliso Viejo Plaza, the SR-73 NB 

ramps/Merienda, Moulton, Parkway and Paseo De Valencia.  La Paz Road is classified as a Primary 

Arterial in the City’s Mobility Element.

Oso Parkway is a six lane divided roadway oriented in the southwest/northeast direction. Parking is 

not permitted on either side of the roadway within the Project vicinity. The posted speed limit is 50 

mph. Both Class I (bike path) and Class II (on-street) bikeways are provided on Oso Parkway east of 

Moulton Parkway within the project vicinity. Within the Project study area, a traffic signal exists 

along Oso Parkway at Moulton Parkway. Oso Parkway is classified as a Major Arterial in the City’s 

Mobility Element.

Moulton Parkway is a six lane divided roadway oriented in the north/south direction that borders 

the project site on the west. Parking is not permitted on either side of the roadway within the Project 

vicinity. The posted speed limit is 45 mph. Class II (on-street) bike lanes now exists on Moulton 

Parkway, north of La Paz Road within the project vicinity. Within the City’s Mobility Element, 

Moulton Parkway is classified as a six-lane Smart Street Arterial. 

Paseo De Valencia is generally a four lane divided roadway oriented in the east/west direction north 

of the project site.  West of Alicia Parkway, Paseo De Valencia becomes a six lane divided roadway. 

Parking is not permitted on either side of the roadway within the Project vicinity. The posted speed 

limit is 45 mph. Class II (on-street) bike lanes now exists on Paseo De Valencia within the project 

vicinity. Within the City’s Mobility Element, Paseo De Valencia is classified as a Major Arterial. 

Alicia Parkway is a six lane divided roadway oriented in the north/south direction west of the 

project site.  Parking is not permitted on either side of the roadway within the Project vicinity. The 

posted speed limit ranges from 45 to 50 mph. Class II (on-street) bike lanes now exists on Alicia 
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Parkway within the project vicinity. Within the Project study area, a traffic signal exists along Alicia 

Parkway at Moulton Parkway. Within the City’s Mobility Element, Alicia Parkway is classified as a 

Major Arterial.

Figure 3-1 presents an inventory of the existing roadway conditions for the arterials and 

intersections evaluated in this report.  This figure identifies the number of travel lanes for key 

arterials, as well as intersection configurations, posted speed limit, parking restrictions and controls 

for the key area study intersections. 

3.3 Existing Traffic Volumes 
Six key study intersections have been identified as the locations at which to evaluate existing and 

future traffic operating conditions.  Some portion of potential project-related traffic will pass through 

each of these intersections, and their analysis will reveal the expected relative impacts of the project.  

These key locations were selected for evaluation based on discussions with City of Laguna Hills 

staff and in consideration of Orange County CMP requirements.

Existing AM peak hour and PM peak hour traffic volumes for the four of six key study intersections 

and the three project driveway evaluated in this report were obtained from manual turning movement 

counts conducted by Pacific Traffic Data Services in November 2011 and supplemented with counts 

at two (2) additional locations collected by Transportation Studies, Inc. in March 2012.   

Figures 3-2 and 3-3 depict the existing AM and PM peak hour traffic volumes at the key study 

intersections, respectively. Appendix A contains the detailed existing manual turning movement 

count sheets for key study intersections evaluated in this report.

3.3.1 Intersection Capacity Utilization (ICU) Method of Analysis 
In conformance with City of Laguna Hills and Orange County CMP requirements, existing AM and 

PM peak hour operating conditions for the key signalized study intersections were evaluated using 

the Intersection Capacity Utilization (ICU) method.  The ICU technique is intended for signalized 

intersection analysis and estimates the volume to capacity (V/C) relationship for an intersection 

based on the individual V/C ratios for key conflicting traffic movements.  The ICU numerical value 

represents the percent signal (green) time, and thus capacity, required by existing and/or future 

traffic.  It should be noted that the ICU methodology assumes uniform traffic distribution per 

intersection approach lane and optimal signal timing. 

Per City of Laguna Hills requirements, the ICU calculations use a lane capacity of 1,700 vehicles per 

hour (vph) for left-turn lanes and through lanes.  Per the City’s requirements, an adjustment of 0.85 

was used for right-turn movements where there is a dedicated right-turn lane. This adjustment results 

in a right-turn lane capacity of 1,445 vph.  A clearance adjustment factor of 0.05 was added to each 

Level of Service calculation. 

For the one signalized study intersection located in the City of Aliso Viejo (i.e. SR-73 SB 

Ramps/Aliso Viejo Plaza at La Paz Road), the ICU calculations use a lane capacity of 1,700 vehicles 
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per hour (vph) for left-turn lanes, through lanes and right-turn lanes.  A clearance adjustment factor of 

0.05 was added to each Level of Service calculation.   

The ICU value translates to a Level of Service (LOS) estimate, which is a relative measure of the 

intersection performance.  The ICU value is the sum of the critical volume to capacity ratios at an 

intersection; it is not intended to be indicative of the LOS of each of the individual turning 

movements.  The six qualitative categories of Level of Service have been defined along with the 

corresponding ICU value range and are shown in Table 3-1 

3.3.2 Highway Capacity Manual (HCM) Method of Analysis (Unsignalized Intersections) 
The 2000 HCM unsignalized methodology for stop-controlled intersections was utilized for the 

analysis of the three project driveways, all of which are unsignalized intersections. This 

methodology estimates the average control delay for each of the subject movements and determines 

the level of service for each movement. For all-way stop controlled intersections, the overall average 

control delay measured in seconds per vehicle, and level of service is then calculated for the entire 

intersection. For one-way and two-way stop-controlled (minor street stop-controlled) intersections, 

this methodology estimates the worst side street delay, measured in seconds per vehicle and 

determines the level of service for that approach. The HCM control delay value translates to a Level 

of Service (LOS) estimate, which is a relative measure of the intersection performance. The six 

qualitative categories of Level of Service have been defined along with the corresponding HCM 

control delay value range, as shown in Table 3-2.

3.3.3 Level of Service Criteria 
According to the City of Laguna Hills, LOS D is the minimum acceptable condition that should be 

maintained during the peak commute hours.  Within the City of Aliso Viejo, the intersection 

performance standard is LOS C.   

3.4 Existing Level of Service Results 
Table 3-3 summarizes the existing peak hour service level calculations for the six key study 

intersections based on existing traffic volumes and current street geometry.  As shown, all six key 

intersections currently operate at LOS A during both the AM peak hour and PM peak hour. 

Appendix B contains the ICU/LOS calculation worksheets for the key study intersections.
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TABLE 3-1LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS
Level of Service 

(LOS) 

Intersection Capacity 

Utilization Value (V/C) 
Level of Service Description 

A 0.00 - 0.60 
Free Flow; Very low delay, less than 10.0 

seconds per vehicle. 

B 0.61 - 0.70 
Rural Design; Delay in the range of 10.1 to 

20 seconds per vehicle. 

C 0.71 - 0.80 
Urban Design; Delay in the range of 20.1 to 

35 seconds per vehicle. 

D 0.81 - 0.90 
Maximum Urban Design; Delay ranges from 

35.1 to 55 seconds per vehicle. 

E 0.91 - 1.00 
Capacity; Delay ranges from 55.1 to 80 

seconds per vehicle. 

F  1.01 
Forced Flow; Delay in excess of 80 seconds 

per vehicles. 
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TABLE 3-2LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS3

Level of Service 

(LOS) 

Highway Capacity Manual 

Delay Value (sec/veh) Level of Service Description 

A  10.0 Little or no delay 

B > 10.0 and  15.0 Short traffic delays 

C > 15.0 and  25.0 Average traffic delays 

D > 25.0 and  35.0 Long traffic delays 

E > 35.0 and  50.0 Very long traffic delays 

F > 50.0 Severe congestion 

                                                          
3
 Source: Highway Capacity Manual 2000, Chapter 17 (Unsignalized Intersections). 
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TABLE 3-3EXISTING PEAK HOUR LEVELS OF SERVICE4

Key Intersections 
Time

Period

Control 

Type 
ICU LOS 

1.
SR-73 SB Ramps/Aliso Viejo 

Plaza at La Paz Road 

AM 

PM

6  Traffic 

Signal 

0.272 

0.444 

A

A

2.
SR-73 NB Ramps/Merienda  

at La Paz Road 

AM 

PM

6  Traffic 

Signal 

0.310 

0.250 

A

A

3.
Moulton Parkway at 

 La Paz Road 

AM 

PM

8  Traffic 

Signal 

0.429 

0.385 

A

A

4.
Moulton Parkway at 

Oso Parkway 

AM 

PM

8  Traffic 

Signal 

0.507 

0.521 

A

A

5.
Moulton Parkway at 

Alicia Parkway 

AM 

PM

8  Traffic 

Signal 

0.600 

0.674 

A

B

6.
La Paz Road at 

Paseo De Valencia 

AM 

PM

8  Traffic 

Signal 

0.464 

0.444 

A

A

Note:

Bold ICU/LOS values indicate adverse service levels based on City LOS standards. 

                                                          
4
      Appendix B contains ICU/LOS sheets for key study intersections.
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4.0 TRAFFIC FORECASTING METHODOLOGY
In order to estimate the traffic impact characteristics of the proposed Project, a multi-step process 

has been utilized.  The first step is traffic generation, which estimates the total arriving and departing 

traffic on a peak hour and daily basis.  The traffic generation potential is forecast by applying the 

appropriate vehicle trip generation equations or rates to the project development tabulation. 

The second step of the forecasting process is traffic distribution, which identifies the origins and 

destinations of inbound and outbound project traffic.  These origins and destinations are typically 

based on demographics and existing/expected future travel patterns in the study area. 

The third step is traffic assignment, which involves the allocation of project traffic to study area 

streets and intersections. Traffic assignment is typically based on minimization of travel time, which 

may or may not involve the shortest route, depending on prevailing operating conditions and travel 

speeds.  Traffic distribution patterns are indicated by general percentage orientation, while traffic 

assignment allocates specific volume forecasts to individual roadway links and intersection turning 

movements throughout the study area.  

With the forecasting process complete and project traffic assignments developed, the impact of the 

proposed project is isolated by comparing operational (LOS) conditions at selected key intersections 

using expected future traffic volumes with and without forecast project traffic.  The need for site-

specific and/or cumulative local area traffic improvements can then be evaluated and the 

significance of the project’s impacts identified. 
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5.0 PROJECT TRAFFIC CHARACTERISTICS5.1 Project Traffic Generation 
Traffic generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either 

entering or exiting the generating land use.  Generation factors and/or equations used in the traffic 

forecasting procedure are found in the 8th Edition of Trip Generation, published by the Institute of 

Transportation Engineers (ITE) [Washington, D.C., 2008], or San Diego Traffic Generators, dated 

April 2002, published by San Diego Associated Governments (SANDAG). 

Table 5-1 summarizes the trip generation rates and/or equations used in forecasting the vehicular 

trips generated by the proposed the Project as well as the existing development. The trip generation 

potential of the proposed Project was estimated using trip rates/equations from ITE Land Use 814: 

Specialty Retail Center and ITE Land Use 850: Supermarket and SANDAG: Financial 

Institution/Walk-in Bank trip rates. The trip generation “credit” for the existing land use to be 

removed was estimated using trips for ITE Land Use 861: Auto Parts Sales. 

Table 5-2 summarizes the Project’s trip generation forecast for a typical weekday.  As shown in the 

upper portion of this table, the trip generation potential of the existing land use totals 441 daily trips, 

with 16 trips (8 inbound, 8 outbound) during the AM peak hour and 27 trips (13 inbound, 14 

outbound) during the PM peak hour. Based on common traffic engineering practices, the traffic 

generated by the existing land use may be considered to represent a “trip credit” for the project site, 

against which the impact of the proposed Project might be compared. 

Review of the lower portion of Table 5-2 shows that the proposed Project is expected to generate 

2,738 daily trips, 105 AM peak hour trips (67 inbound, 38 outbound) and 217 PM peak hour trips 

(104 inbound, 113 outbound).  A comparison of the proposed Project’s trip generation potential to 

that of the existing land use indicates that the proposed Project will result in 2,297 additional daily 

trips, with 89 net trips (59 inbound, 30 outbound) during the AM peak hour and 190 net trips (91 

inbound, 99 outbound) during the PM peak hour.

Please note that to account for trips that come directly from the everyday traffic stream on the 

adjoining streets (i.e., Moulton Parkway, La Paz Road), applicable pass-by reduction factors, noted 

in the footnotes of Table 5-2, were incorporated into the ADT, AM and PM peak hour traffic 

forecasts. 

The potential traffic impacts of the aforementioned total proposed Project trips are evaluated in the 

traffic analysis section of this report at the study driveways. The potential traffic impacts of the 

aforementioned net Project trips (after applying the applicable pass-by reduction factors) are 

evaluated in the traffic analysis section of this report at the study intersections. 
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TABLE 5-1PROJECT TRAFFIC GENERATION RATES5

ITE Land Use Code /  

Project Description 

Daily 

2-Way 

AM Peak Hour PM Peak Hour 

Enter  Exit Total Enter Exit Total 

Generation Factors:

814: Specialty Retail Center 

(TE/1000 SF) 
44.32 0.61 0.39 1.006 1.19 1.52 2.71

850: Supermarket (TE/1,000 SF) 102.24 2.19 1.40 3.59 5.36 5.14 10.50

861: Auto Parts Sales               

(TE/1000 SF) 
61.91 1.10 1.11 2.21 2.93 3.05 5.98

911: Financial Institution /  

Walk-in Bank (TE/1000 SF) 7
F

150.00 4.20 1.80 6.00 4.80 7.20 12.00

Note:

TE/1000 SF = Trip ends per 1,000 square-feet of development 

                                                          
5
 Source: Trip Generation, 8th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2008). 

6
 AM peak hour trips rate for Land Use 814: Specialty Retail Center were estimated using the AM peak hour average trips rates for ITE Land Use: 

820: Shopping Center. 
7

 Source: San Diego Traffic Generators, dated April 2002, published by San Diego Associated Governments (SANDAG). 
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TABLE 5-2PROJECT TRAFFIC FORECAST
ITE Land Use Code /  

Project Description 

Daily 

2-Way 

AM Peak Hour PM Peak Hour 

Enter  Exit Total Enter Exit Total 

Existing Land Use:

861: Auto Parts Sales (7,922 SF) 490 9 9 18 23 24 47

Less Pass-by Trips8: -49 -1 -1 -2 -10 -10 -20

Existing “Net” Trip Credit: 441 8 8 16 13 14 27

Proposed Project Trip Generation:

814: Specialty Retail Center      

(Shops “C” - 3,300 SF) 
146 2 1 3 4 5 9

814: Specialty Retail Center      

(Shops “D” - 9,500 SF)
421 6 4 10 12 14 26

850: Supermarket (20,400 SF)  2,086 45 29 74 109 105 214

911: Financial Institution  /        

Walk-in Bank (4,920 SF) F

738 21 9 30 24 35 59

Proposed Project Trip Generation: 3,391   74   43  117  149  159  308

Less Pass-by Trips8: -653 -7 -5 -12 -45 -46 -91

Proposed Project “Net” Trip Generation: 2,738 67 38 105 104 113 217

Total Proposed Project “ Net” Trip 

Generation Potential after adjustment for 

Pass-By Trips (Proposed Project “Net” 

Trips minus Existing “Net” Trip Credit) 

2,901 

-604

2,297 

65 

-6

59 

34 

-4

30 

99 

-10

89 

126 

-35

91 

135 

-36

99 

261

-71

190

Note:

TE/1000 SF = Trip ends per 1,000 square-feet of development 

                                                          
8
 Pass-By Trips are trips made as intermediate stops on the way from an origin to a primary trip destination. Pass-by trips are attracted from traffic 

passing the site on adjacent streets (i.e. existing traffic on Moulton Parkway and La Paz Road), which contain direct access to the generator. For 

this analysis, the following pass-by reduction factors were used (Source: Trip Generation Handbook, ITE October June 2004): 

Specialty Retail: AM Peak Hour – estimated to be 10% PM Peak Hour – 10% (Source: SANDAG Traffic Generators)

Auto Parts Sales: AM Peak Hour – estimated to be 10% PM Peak Hour - 43%  

High-Turnover Rest: AM Peak Hour – estimated to be 10% PM Peak Hour - 43% 

Supermarket: AM Peak Hour – estimated to be 10% PM Peak Hour – 34% 

Financial Inst: AM Peak Hour – estimated to be 10% PM Peak Hour – 25% (Source: SANDAG Traffic Generators)

Daily pass-by percentage for Specialty Retail, Auto Parts Sales and Financial Institutions estimate to be 10%. For High-Turnover

Restaurants and Supermarket uses, the daily pass-by percentage is estimated to be 25%. 
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5.2 Project Traffic Distribution and Assignment 
Figure 5-1 presents the traffic distribution patterns for the proposed Project.  Project traffic volumes 

both entering and exiting the project site have been distributed and assigned to the adjacent street 

system based on the following considerations:  

the site's proximity to major traffic carriers (i.e. Moulton Parkway, La Paz Road, etc), 

expected localized traffic flow patterns based on adjacent street channelization and presence of 

traffic signals,

ingress/egress availability at the project site,  

existing peak hour driveway volumes, and 

input from City staff. 

The anticipated AM and PM peak hour project traffic volumes associated with the proposed Project 

are presented in Figures 5-2 and 5-3, respectively. The traffic volume assignments presented in 

Figures 5-2 and 5-3 reflect the traffic distribution characteristics shown in Figure 5-1 and the net 

traffic generation forecast presented in Table 5-1.

5.3 Existing Plus Project Traffic Conditions 
The existing plus project traffic conditions have been generated based upon existing conditions and 

the estimated project traffic.  These forecast traffic conditions have been prepared pursuant to the 

City’s guidelines as well as the California Environmental Quality Act (CEQA) guidelines, which 

require that the potential impacts of a Project be evaluated upon the circulation system as it currently 

exists.  This traffic volume scenario and the related intersection capacity analyses will identify the 

roadway improvements necessary to mitigate the direct traffic impacts of the Project, if any. 

Figures 5-4 and 5-5 present projected AM and PM peak hour traffic volumes at the six key study 

intersections and three project driveway with the addition of the trips generated by the proposed 

Project to existing traffic volumes, respectively.
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6.0 FUTURE TRAFFIC CONDITIONS6.1 Ambient Traffic 
Horizon year, background traffic growth estimates have been calculated using an ambient traffic 

growth factor.  The ambient traffic growth factor is intended to include unknown and future related 

projects in the study area, as well as account for regular growth in traffic volumes due to the 

development of projects outside the study area.  The future growth in traffic volumes has been 

calculated at one percent (1.0%) per year.  Applied to the Year 2011 existing traffic volumes, this 

factor results in a 2.0% growth in existing volumes to the horizon year 2013. 

6.2 Related Projects Traffic Characteristics
In order to make a realistic estimate of future on-street conditions prior to implementation of the 

proposed Project, the status of other known development projects (related projects) within a two-

mile radius of the proposed project has been researched at the City of Laguna Hills, City of Laguna 

Niguel and City of Aliso Viejo in December 2011.  With this information, the potential impact of the 

proposed Project can be evaluated within the context of the cumulative impact of all ongoing 

development.   

Based on our research, there is one (1) related project in the City of Laguna Niguel and two (2) 

related projects in the City of Aliso Viejo that have either been built, but not yet fully occupied, or are 

being processed for approval.  These three (3) related projects have been included as part of the 

cumulative background setting. With the City of Laguna Hills, there are no related projects within the 

project vicinity according to City staff. 

Table 6-1 provides a brief description for each of the three related projects.  Figure 6-1 graphically 

illustrates the location of the three related projects.  These related projects are expected to generate 

vehicular traffic, which may affect the operating conditions of the key study intersections.

Table 6-2 summarizes the trip generation potential for all three related projects on a daily and peak 

hour basis for a typical weekday.  As shown, the related projects are expected to generate 3,948 daily 

trips, with 298 trips (89 inbound, 209 outbound) anticipated during the AM peak hour and 356 trips 

(217 inbound, 139 outbound) produced during the PM peak hour. The AM and PM peak hour traffic 

volumes associated with the three related projects in Year 2013 are presented in Figures 6-2 and 6-

3, respectively.

6.3 Year 2013 Traffic Volumes 
Figures 6-4 and 6-5 present the AM and PM peak hour cumulative traffic volumes at the six key 

study intersections for the Year 2013, respectively.

Figures 6-6 and 6-7 illustrate the Year 2013 forecast AM and PM peak hour traffic volumes, with 

the inclusion of the trips generated by the proposed Project, respectively. This traffic volume 

scenario and the related intersection capacity analyses will identify the roadway improvements 

necessary to mitigate the cumulative traffic impacts of the project, if any. 
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TABLE 6-1LOCATION AND DESCRIPTION OF RELATED PROJECTS
Cumulative Project  Location/Address Description 

Laguna Niguel   

1.  San Joaquin Hills Southeast corner of Moulton 

Parkway and Aliso Niguel 

79 single family units 

Aliso Viejo   

2.  Vantis Southeast corner of Aliso Viejo 

Parkway and Enterprise 

202 condominium  units 

3.  Glenwood Northeast corner of Glenwood 

Drive and Aliso Creek Road 

87 single family units , 50 condominium  units, 

39,059 SF Center including a Golf Clubhouse, a 

Community Center, and an Aquatic Center 
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TABLE 6-2RELATED PROJECTS TRAFFIC GENERATION FORECAST
Cumulative Project Description 

Daily 

2-Way 

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Laguna Niguel        

1. San Joaquin Hills  756 15 44 59 51 29 80 

Aliso Viejo        

2. Vantis 1,174 14 75 89 71 34 105 

3. Glenwood 2,018 60 90 150 95 76 171 

Total Cumulative Project Trip 

Generation Potential 
3,948 89 209 298 217 139 356 
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7.0 TRAFFIC IMPACT ANALYSIS METHODOLOGY
The relative impact of the added project traffic volumes generated by the proposed Project during 

the AM and PM peak hours was evaluated based on analysis of future operating conditions at the six 

key study intersections, without, then with, the proposed Project.  The previously discussed capacity 

analysis procedures were utilized to investigate the future volume-to-capacity relationships and 

service level characteristics at each study intersection.

7.1 Impact Criteria and Thresholds 7.1.1 City of Laguna Hills 
For those study intersections within the jurisdiction of the City of Laguna Hills (i.e. all locations 

except intersections #1 SR-73 Southbound Ramps at La Paz Road), impacts to local and regional 

transportation systems are considered significant if: 

An unacceptable peak hour Level of Service (LOS) at any of the key intersections is projected.  

The City of Laguna Hills General Plan identifies LOS D (ICU = 0.81 - 0.90) to be the minimum 

acceptable LOS for all intersections; and   

The project increases traffic demand at the study intersection by 1% of capacity (ICU increase 

0.010) causing or worsening LOS E or F (ICU > 0.90).

7.1.2 City of Aliso Viejo 
For those study intersections within the jurisdiction of the City of Aliso Viejo (i.e. SR-73 

Southbound Ramps at La Paz Road), impacts to local and regional transportation systems are 

considered significant if: 

An unacceptable peak hour Level of Service (LOS) at any of the key intersections is projected.  

The City of Aliso Viejo General Plan identifies LOS C (ICU = 0.71 - 0.80) to be the minimum 

acceptable LOS for all intersections.  

7.2 Traffic Impact Analysis Scenarios 
The following scenarios are those for which volume/capacity calculations have been performed at 

the six key intersections for Existing plus Project and Project Buildout (Year 2013) Traffic 

Conditions:

A. Existing Traffic Conditions; 

B. Existing Plus Project Traffic Conditions; 

C. Scenario (B) with Improvements, if necessary; 

D. Near-Term (Year 2013) Cumulative Traffic Conditions, 

E. Near-Term (Year 2013) Cumulative plus Project Traffic Conditions; 

F. Scenario (E) with Improvements, if necessary; 
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8.0 PEAK HOUR INTERSECTION CAPACITY ANALYSIS8.1 Existing Plus Project Analysis 
Table 8-1 summarizes the peak hour Level of Service results at the six key study intersections for 

Existing plus Project traffic conditions.  The first column (1) of ICU/LOS values in Table 8-1

presents a summary of existing AM and PM peak hour traffic conditions (which were also presented 

in Table 3-3).  The second column (2) lists Existing plus Project traffic conditions.  The third column 

(3) shows the increase in ICU value due to the added peak hour Project trips and indicates whether 

the traffic associated with the Project will have a significant impact based on the LOS standards and 

significant impact criteria defined in this report.

8.1.1 Existing Plus Project Traffic Conditions 
Review of Columns 2 and 3 of Table 8-1 indicates that traffic associated with the proposed Project 

will not significantly impact any of the six key study intersections, when compared to the LOS 

standards and significant impact criteria specified in this report.  The six key study intersections 

currently operate and are forecast to continue to operate at LOS A during the AM and PM peak 

hours with the addition of Project generated traffic to existing traffic. Appendix B presents the 

existing plus project ICU/LOS calculations for the key study intersections. 

8.2 Year 2013 Traffic Conditions 
Table 8-2 summarizes the peak hour Level of Service results at the six key study intersections for 

the Project Buildout( Year 2013) traffic conditions. The first column (1) of ICU/LOS values in Table 

8-2 presents a summary of existing AM and PM peak hour traffic conditions.  The second column 

(2) lists projected cumulative traffic conditions (existing plus ambient plus related projects traffic) 

based on existing intersection geometry, but without any traffic generated from the proposed Project. 

The third column (3) presents forecast Year 2013 traffic conditions with the addition of Project 

traffic.  The fourth column (4) shows the increase in ICU value due to the added peak hour Project 

trips and indicates whether the traffic associated with the Project will have a significant impact based 

on the LOS standards and significant impact criteria defined in this report.

8.2.1 Year 2013 Cumulative Traffic Conditions 
An analysis of future (Year 2013) background traffic conditions indicates that the addition of 

ambient traffic growth and related projects traffic will not adversely impact any of the six key study 

intersections.  The six key study intersections are forecast to continue to operate at LOS A during the 

AM and PM peak hours with the addition of ambient traffic growth and related projects traffic. 

8.2.2 Year 2013 Cumulative Plus Project Conditions 
Review of Columns 3 and 4 of Table 8-2 indicates that traffic associated with the proposed Project 

will not significantly impact any of the six key study intersections, when compared to the LOS 

standards and significant impact criteria specified in this report.  The six key study intersections are 

forecast to continue to operate at LOS A the addition of project generated traffic in the Year 2013. 

Appendix B presents the ICU/LOS calculations for the key study intersections. 
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TABLE 8-1EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS

Key Intersection 

Time

Period

(1) 

Existing 

Traffic Conditions 

(2) 

Existing 

Plus Project 

Traffic Conditions 

(3) 

Significant 

Impact
9

ICU LOS ICU LOS Increase Yes/No 

1.
SR-73 SB Ramps/Aliso Viejo  

Plaza at La Paz Road 

AM 

PM

0.272 

0.444 

A

A

0.274 

0.448 

A

A

0.002 

0.004 

No 

No 

2.
SR-73 NB Ramps/Merienda  

at La Paz Road 

AM 

PM

0.310 

0.250 

A

A

0.313 

0.259 

A

A

0.003 

0.009 

No 

No 

3.
Moulton Parkway at 

 La Paz Road 

AM 

PM

0.429 

0.385 

A

A

0.435 

0.392 

A

A

0.006 

0.007 

No 

No 

4.
Moulton Parkway at 

Oso Parkway 

AM 

PM

0.507 

0.521 

A

A

0.510 

0.522 

A

A

0.003 

0.001 

No 

No 

5.
Moulton Parkway at 

Alicia Parkway 

AM 

PM

0.600 

0.674 

A

B

0.602 

0.677 

B

B

0.002 

0.003 

No 

No 

6.
La Paz Road at 

Paseo De Valencia 

AM 

PM

0.464 

0.444 

A

A

0.465 

0.454 

A

A

0.001 

0.010 

No 

No 

Note:

Bold ICU/LOS values indicate adverse service levels based on the Cities LOS standards. 

                                                          
9
  Significant impact criteria is defined in Section 7.0. 
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TABLE 8-2YEAR 2013 PEAK HOUR INTERSECTION CAPACITY ANALYSIS

Key Intersections 

Time

Period

(1) 

2011 Existing  

Traffic Conditions 

(2) 

Year 2013 

Cumulative Traffic 

(3) 

Year 2013 

Cumulative Plus 

Project Traffic 

(4) 

Significant  

Impact
10

ICU LOS ICU LOS ICU LOS Increase Yes/No 

1.
SR-73 SB Ramps/Aliso Viejo  

Plaza at La Paz Road 

AM 

PM

0.272 

0.444 

A

A

0.281 

0.454 

A

A

0.282 

0.459 

A

A

0.001 

0.005 

No 

No 

2.
SR-73 NB Ramps/Merienda  

at La Paz Road 

AM 

PM

0.310 

0.250 

A

A

0.323 

0.254 

A

A

0.326 

0.263 

A

A

0.003 

0.009 

No 

No 

3.
Moulton Parkway at 

 La Paz Road 

AM 

PM

0.429 

0.385 

A

A

0.440 

0.397 

A

A

0.446 

0.404 

A

A

0.006 

0.007 

No 

No 

4.
Moulton Parkway at 

Oso Parkway 

AM 

PM

0.507 

0.521 

A

A

0.522 

0.532 

A

A

0.524 

0.534 

A

A

0.002 

0.002 

No 

No 

5.
Moulton Parkway at 

Alicia Parkway 

AM 

PM

0.600 

0.674 

A

B

0.614 

0.689 

B

B

0.615 

0.691 

B

B

0.001 

0.002 

No 

No 

6.
La Paz Road at 

Paseo De Valencia 

AM 

PM

0.464 

0.444 

A

A

0.473 

0.454 

A

A

0.475 

0.464 

A

A

0.002 

0.010 

No 

No 

Note:

Bold ICU/LOS values indicate adverse service levels based on City LOS standards. 

                                                          
10

  Significant impact criteria is defined in Section 7.0. 
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9.0 SITE ACCESS AND INTERNAL CIRCULATION EVALUATION9.1 Level of Service Analysis For Project Access 
Access to the project site is provided via three existing unsignalized driveways.  Moulton Parkway 

currently has two unsignalized driveways located north of La Paz Road.  The northern driveway is a 

full access driveway while the southern driveway is a right-turn in/right-turn out only driveway.  The 

driveway located along La Paz Road east of Moulton Parkway is currently a full access unsignalized 

driveway.  No changes are proposed at all three of these driveways under future conditions. 

Table 9-1 summarizes the intersection operations at the proposed project driveway under existing 

plus project and Year 2013 plus project traffic conditions.  The operations analysis for the project 

driveway is based on the Highway Capacity Manual 2000 (HCM 2000) methodology.  Review of 

Table 9-1 shows that all three project driveways are forecast to operate at acceptable LOS C or better 

during the AM and PM peak hours for existing plus project and Year 2013 plus project traffic 

conditions.  The throat length at the Project driveway is sufficient for storing potential queuing 

vehicles. As such, motorists entering and exiting the Project site from this driveway will be able to 

do so comfortably, safely and without undue congestion. Appendix C presents the existing plus 

project and Year 2013 plus project level of service calculation worksheets for the project driveways. 

9.2 Queuing Analysis 
To validate the adequacy of the proposed stacking/storage lengths, a queuing evaluation was 

prepared for the three project driveways.  The queuing evaluation was conducted based on projected 

Year 2013 plus project peak hour driveway traffic volumes and the Highway Capacity Manual 

(HCM) unsignalized methodology. 

Project Driveway (North) at Moulton Parkway: Based on the HCM service level calculation, which 

calculates a critical (95
th

 percentile) queue value in number of vehicles, the AM peak hour and PM 

peak hour queue length is not more than one (1) vehicle for the inbound and outbound movements at 

Project Driveway (North) and Moulton Parkway.  Review of the proposed site plan indicates that 

southbound left-turn pocket and Project Driveway (North) provide adequate stacking sufficient 

enough to accommodate all of the inbound and outbound vehicles.

Project Driveway (South) at Moulton Parkway: The AM peak hour and PM peak hour queue length 

is not more than one (1) vehicle for the outbound movement at Project Driveway (South) and 

Moulton Parkway.  Review of the proposed site plan indicates that Project Driveway (South) provide 

adequate stacking sufficient enough to accommodate all of the outbound vehicles. 

Project Driveway at La Paz Road: The AM peak hour and PM peak hour queue length is not more 

than one (1) vehicle for the inbound movement.  The AM peak hour and PM peak hour queue length 

is not more than two (2) vehicles for the outbound movements.  Review of the proposed site plan 

indicates that the eastbound left-turn pocket and Project Driveway provide adequate stacking 

sufficient enough to accommodate all of the inbound and outbound vehicles. 
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9.3 Internal Circulation 
The on-site circulation was evaluated in terms of vehicle-pedestrian conflicts. Based on our review 

of the proposed site plan, the overall layout is adequate and the access to the proposed Project.  

Based on our review of the proposed site plan, all internal drive aisle widths and parking stall widths 

satisfy the City’s minimum requirements as outlined in City of Laguna Hills Municipal Code (Title 9: 

Zoning & Subdivisions, Chapter 9-44, Access and Parking, Section 9-44.060 Design standards of 

parking facilities).

The internal circulation layout for the Project has been reviewed and is adequate to accommodate the 

service/delivery trucks, trash trucks and large 5-axles trucks that would service the existing and 

proposed uses, including the proposed grocery store. We have confirmed that small service/delivery 

trucks can access the Project site from both Moulton Parkway and La Paz Road and circulate 

throughout the site. Further, we have confirmed that full-sized (WB-50) service/delivery trucks can 

enter the site from La Paz Road to access the loading/delivery area of the proposed grocery store and 

circulate counterclockwise to exit the site at the northerly site driveway on Moulton Parkway. It 

should be noted that full-sized (WB-50) trucks accessing the site will likely infringe on the outbound 

travel lanes.  Therefore, truck deliveries should be limited to non-peak business hours to minimize 

any possible conflicts. 

 Figure 9-1 illustrates the turning movements required of a small service/delivery truck (SU-30) as it 

circulates throughout the site, while Figure 9-2 illustrates the required truck maneuvers of a WB-50 

as it circulates through the site while entering the driveway along La Paz Road.
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TABLE 9-1PROJECT DRIVEWAY PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Time

Period

Intersection 

Control 

(1) 

Year 2011 

Existing Plus Project 

Traffic Conditions 

(2) 

Year 2013 

Cumulative Plus 

Project Traffic 

Project Driveway Delay (s/v) LOS Delay (s/v) LOS 

Project Dwy (North) at  

Moulton Pkwy 

AM 

PM

One-Way 

Stop

14.8 

13.4 

B

B

15.2 

13.7 

C

B

Project Dwy (South) at  

Moulton Pkwy

AM 

PM

One-Way 

Stop

11.4 

10.1 

B

B

11.6 

10.2 

B

B

La Paz Rd at  

Project Dwy

AM 

PM

One-Way 

Stop

13.5 

18.3 

B

C

13.7 

18.9 

B

C
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10.0 AREA-WIDE TRAFFIC IMPROVEMENTS 
For those intersections where future traffic volumes are expected to result in poor operating 

conditions, this report identifies planned/recommended roadway improvements that change the 

intersection geometry to increase capacity.  These capacity improvements involve roadway re-

striping to reconfigure (add lanes) to specific approaches of a key intersection.  The identified 

improvements are expected to: mitigate the impact of area-wide deficiencies, and/or improve Levels 

of Service to an acceptable range. 

10.1 Existing Plus Project Traffic Conditions 
The results of the intersection capacity analysis presented previously in Table 8-1 shows that the 

proposed Project will not significantly impact any of the six key study intersections under the 

“Existing Plus Project” traffic scenario.  Given that acceptable service levels have been identified, no 

improvements are required under this traffic scenario. 

10.2 Year 2013 Plus Project Traffic Conditions 
The results of the intersection capacity analyses presented previously in Table 8-2 shows that the 

proposed Project will not significantly impact any of the six key study intersections under the “Year 

2013 Plus Project” traffic scenario.  Given that acceptable service levels have been identified, no 

improvements are required under this traffic scenario. 
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11.0 PARKING SUPPLY-DEMAND ANALYSIS
This parking analysis for the proposed Project involves determining the expected parking needs, 

based on the size and type of existing and proposed development components. 

For this Project, there are three appropriate methods that can be used to estimate the site’s peak 

parking requirements. These methods include: 

Application of City code requirements (which typically treat each use in the project as a “stand 

alone” use at maximum demand);  

Application of shared parking usage patterns by time-of-day (which recognizes that the parking 

demand for each land use component varies by time of day, day of week, and/or month of year); 

and

Application of parking survey information combined with the shared parking methodology, 

which combines actual parking demand data with proposed uses based on city code and time of 

day profiles. 

The shared parking methodology is certainly applicable to a development such as Moulton La Paz 

Retail Center, as the individual land uses (i.e., office, bank, restaurant, and retail) experience peak 

demands at different times of the day and the parking survey/shared parking combination is the most 

accurate parking requirement forecast. 

11.1 City Code Parking Analysis 
As a benchmark, the number of parking spaces required to support the proposed Project was 

calculated using the parking Code requirements outlined in the City of Laguna Hills Municipal Code 

(Title 9: Zoning & Subdivisions, Chapter 9-44, Access and Parking, Section 9-44.050 Required 

Parking)  and comparing it to the Project’s proposed parking supply as indicated in the site plan.

11.1.1 Proposed Parking Supply 
Based on information provided in the proposed project site plan, a total of 444 parking spaces would 

be provided on surface lots located throughout the site.

11.1.2 Proposed Project Parking Requirements 
Per Table 9-44.A – Number of Parking Stall Required  of the City’s Municipal Code, the following 

parking ratios were used to calculate the parking requirements for the proposed Project: 

Financial Services / Banks: one (1) space per 250 SF-GFA

Medical / Dental Office: one (1) space per 150 SF-GFA

Furniture / Home Furnishing Showrooms: one (1) space per 500 SF-GFA

General Retail:  one (1) space per 200 SF - Gross Floor Area (GFA) 

Restaurants, Dine-In: one (1) space per 100 SF-GFA for 1
st
 4,000 SF-GFA, plus one (1) 

space per 50 SF-GFA above 4,000 SF-GFA

Restaurants, Take-Out: one (1) space per 250 SF-GFA

Animal Boarding/grooming: one (1) space per 400 SF-GFA
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Beauty/Nail Salon : three (3) spaces per beautician chair

Dry Cleaner: one (1) space per 400 SF-GFA

Table 11-1 summarizes the projected parking requirements for the Project using the above-referenced 

parking codes. As shown, direct application of the City’s code to the proposed development results 

in a code-parking requirement of 642 spaces, which overstates the amount that would be needed to 

accommodate the existing and proposed mix of uses within the retail center. With a proposed 

parking supply of 444 spaces, a theoretical parking deficiency of 198 parking spaces is forecast. 

These parking requirements reflect the total parking demand of the center assuming each use is a 

“freestanding” development at maximum demand and does not consider the “sharing” of parking 

spaces or time of day parking demand needs. 

However, as previously mentioned, there is an opportunity to share parking spaces based on the 

utilization profile of each land use component and the differing hours of operations of the existing mix 

of tenants at the Project site. Consistent with Section 9-44.070, Joint Use of Parking Facilities of the 

Municipal Code, the following section calculates the parking requirements for the proposed project 

based on the shared parking methodology approach. 
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TABLE 11-1CITY CODE PARKING REQUIREMENTS11

Unit Tenant Business Type 
Square-

Footage 
(SF) 

City of Laguna Hills 

Parking Code 

Spaces 

Required 

Existing Development     

34A Gold Max of CA Retail 3,087 SF 1 space per 200 SF-GFA 15 

34C Vacant Retail Suite Retail 1,040 SF 1 space per 200 SF-GFA 5

34D Laguna Hills Dental Care Medical Office 1,040 SF 1 space per 150 SF-GFA 7 

34E Vacant Retail Suite Retail 2,030 SF 1 space per 200 SF-GFA 10

38A Vacant Retail Suite Retail 1,650 SF 1 space per 200 SF-GFA 8

38A-1 Bicisport Bicycles Retail 1,500 SF 1 space per 200 SF-GFA 8 

38C W Salon (19 stations) Beauty/Nail Salon 2,450 SF 3 spaces per beautician chair 57 

38E Aliso Hills Tae Kwon Do Service Retail 1,400 SF 1 space per 200 SF-GFA 7 

38F Big 5 Sporting Goods Retail 8,000 SF 1 space per 200 SF-GFA 40 

38H Chuck E. Cheese Restaurant 12,200 SF 

1 space per 100 SF-GFA for 1st 

4,000 SF-GFA, plus 1 space 

per 50 SF-GFA above 4,000 

SF-GFA 

204

48A House of Blinds Home furnishing 960 SF 1 space per 500 SF-GFA 2 

48B Stone Expo Home furnishing 960 SF 1 space per 500 SF-GFA 2 

48C Zen Nails Spa (4 stations) Beauty/Nail Salon 960 SF 3 spaces per beautician chair 12 

48D Stress Busters Retail 1,920 SF 1 space per 200 SF-GFA 10 

48F
Madeline's French Pastry 

Shop
Restaurant-Take Out 1,120 SF 1 space per 250 SF-GFA 4 

48G Judi's Pet Grooming 
Animal

boarding/grooming
1,120 SF 1 space per 400 SF-GFA 3 

48H Parmida Persian Cuisine Restaurant 1,580 SF 1 space per 100 SF-GFA 16 

48J Edible Arrangements Restaurant-Take Out 1,688 SF 1 space per 250 SF-GFA 7 

48K Vacant Retail Suite Retail 1,680 SF 1 space per 200 SF-GFA 8

48L Polo Cleaners Dry Cleaner 1,600 SF 1 space per 400 SF-GFA 4 

48M Baja Fresh Restaurant 3,200 SF 1 space per 100 SF-GFA 32 

62 O'Reilly Auto Parts Retail 7,922 SF 1 space per 200 SF-GFA 40 

Proposed Expansion Project     

-- Proposed Fresh Market Retail/Grocery 20,400 SF 1 space per 200 SF-GFA 102 

--
O'Reilly Auto Parts 

Conversion
Retail -7,922 SF 1 space per 200 SF-GFA -40 

-- Proposed Bank Pad "B" Financial Service 4,920 SF 1 space per 250 SF-GFA 20 

-- Proposed Shops "C"  Retail 3,300 SF 1 space per 200 SF-GFA 17 

-- Proposed Shops "D"  Retail 8,400 SF 1 space per 200 SF-GFA 42 

Total Proposed Square-Footage: 88,205 SF Total Parking Requirement 642 

      Total Parking Supply 444 

Total Parking Surplus / Deficiency (+/-) -198 

                                                          
11

Source:  City of Laguna Hills Municipal Code, Chapter 9-44.050 Required Parking. 
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11.2 Shared Parking Analysis 11.2.1 Shared Parking Rationale and Basis 
Accumulated experience in parking demand characteristics indicates that a mixing of land uses 

results in an overall parking need that is less than the sum of the individual peak requirements for 

each land use.  Due to the existing and proposed mixed-use characteristics of the Moulton La Paz 

Retail Center, opportunities to share parking can be expected.  The objective of this shared parking 

analysis is to project the peak (existing) parking requirements for the project based on the combined 

demand patterns of different land uses at the site.

Shared parking calculations recognize that different uses often experience individual peak parking 

demands at different times of day, or days of the week, or even months of the year.  When uses share 

a common parking footprint, the total number of spaces needed to support the collective whole is 

determined by adding parking profiles (by time of day, week, and year), rather than individual peak 

ratios as represented in the City of Laguna Hills Municipal Code.  

There is an important common element between the traditional "code" and the Shared Parking 

calculation methodologies; the peak parking ratios, or "highpoint" for each land use's parking 

profile, typically equals the "code" parking ratio for that use. The analytical procedures for Shared 

Parking Analyses are well documented in the Shared Parking, 2
nd

 Edition publication by the Urban 

Land Institute (ULI).   

Shared parking calculations for the Moulton La Paz Retail Center utilize hourly parking 

accumulations developed from field studies of single developments in free-standing settings, where 

travel by private auto is maximized. These characteristics permit the means for calculating peak 

parking needs when land use types are combined.  Further, the shared parking approach will result, 

at other than peak parking demand times, in an excess amount of spaces that will service the overall 

needs of the project. 

Consistent with Section 9-44.070, Joint Use of Parking Facilities of the Municipal Code, the project 

applicant proposes the use of shared parking to demonstrate that sufficient parking will be provided 

at all times for all uses, using the guidelines published by the Urban Land Institute Shared Parking, 

2
nd

 Edition publication and the results of parking surveys conducted at the Project site . 

11.2.2 Parking Surveys 
To determine the existing parking demand of the existing uses at the Project site, parking surveys 

were conducted on a weekday (Friday) and one weekend day (Saturday) by Pacific Traffic Data 

Services, under the guidance of LLG.  The parking surveys were performed at half-hour intervals 

between 7:00 AM and 9:00 PM on Friday, November 18, 2011, and Saturday, November 19, 2011.

The parking surveys consisted of counting the number of parked vehicles within the entire retail 

center site. This information reflects a more precise parking demand for the retail center, 

specifically, the parking demand associated with 52,707 SF of occupied floor area. The parking 

supply during the surveys totaled 315 parking spaces.
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A summary of the results of the parking surveys that were performed on a recent Friday and 

Saturday is summarized in Table 11-2.  This table presents the parking demand at the study site for 

each hour during the count dates.  As shown in Table 11-2, the peak parking demand observed at the 

retail center on Friday, November 18, 2011, totaled 191 vehicles (60.6% utilization) at 6:00 PM, 

while the peak parking demand on Saturday, November 19, 2011, was observed to total 215 vehicles 

(68.3% utilization) at 2:00 PM. The surplus of spaces observed at both these peak hours would be 

more than sufficient to accommodate the shared parking requirements of the existing and proposed 

mix of tenants, as documented in the following survey-shared parking analysis. Appendix D 

contains the detailed parking survey count sheets.

11.2.3 Shared Parking Ratios and Profiles 
The hourly parking demand profiles (expressed in percent of peak demand) utilized in this analysis 

and applied to the Moulton La Paz Retail Center, including the proposed grocery store, are based on 

profiles developed by the Urban Land Institute (ULI) and published in Shared Parking, 2
nd

 Edition.

The ULI publication presents hourly parking demand profiles for several general land uses: office, 

retail, restaurant, cinema, residential (Central Business District: CBD and non-CBD), hotel 

(consisting of separate factors for guest rooms, restaurant/lounge, conference room, and convention 

area).  These factors present a profile of parking demand over time and have been used directly, by 

land use type, in the analysis of this project. 

Since one of the primary uses for the proposed expansion Project is retail space, the ULI retail use 

profiles are applied directly. In doing so, there is an intermediate step in expressing ULI profiles as a 

percentage of the week-long peak, thus arriving at a weekday profile and weekend profile each 

expressed as a percentage of the baseline parking ratio (ULI actually starts with separate ratios for 

weekday and weekend day, and develops profiles for each accordingly; we’ve found it more 

convenient to translate both profiles to a percent of expected maximum demand, which, for retail, 

turns out to be on a Saturday).  The resulting profiles represent the most likely hourly parking 

demand profile, and are applied to the City’s retail parking ratio of 1 space per 200 SF-GFA.  Peak 

demand for retail uses occurs between 1:00 PM–2:00 PM on weekdays, and 2:00 PM–4:00 PM on 

weekends.

The bank profiles were also directly derived from ULI.  For bank uses peak demand occurs between 

2:00 PM and 6:00 PM on weekdays, while the Saturday peak demand for bank uses occurs between 

11:00 AM and 12:00 PM.  The peak-parking ratio for bank uses exactly equals the City’s Parking 

Code requirement of 1 space per 250 SF.  For this analysis, the weekend profile was adjusted to 

indicate that banks, in general, are now open until 4:00 PM on Saturdays. 
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TABLE 11-2PARKING SURVEY SUMMARY12

  Friday, November 18, 2011 Saturday, November 19, 2011 

Time of Number of  Percent Number of  Percent 

Day Parked Cars Utilization
13

Parked Cars Utilization
13

7:00 AM 13 4.1% 15 4.8% 

7:30 AM 33 10.5% 18 5.7% 

8:00 AM 26 8.3% 29 9.2% 

8:30 AM 30 9.5% 37 11.7% 

9:00 AM 48 15.2% 56 17.8% 

9:30 AM 54 17.1% 94 29.8% 

10:00 AM 67 21.3% 129 41.0% 

10:30 AM 59 18.7% 141 44.8% 

11:00 AM 96 30.5% 144 45.7% 

11:30 AM 93 29.5% 153 48.6% 

12:00 PM 127 40.3% 163 51.7% 

12:30 PM 121 38.4% 199 63.2% 

1:00 PM 132 41.9% 213 67.6% 

1:30 PM 129 41.0% 208 66.0% 

2:00 PM 148 47.0% 215 68.3% 

2:30 PM 153 48.6% 179 56.8% 

3:00 PM 136 43.2% 144 45.7% 

3:30 PM 145 46.0% 138 43.8% 

4:00 PM 153 48.6% 140 44.4% 

4:30 PM 160 50.8% 125 39.7% 

5:00 PM 167 53.0% 133 42.2% 

5:30 PM 174 55.2% 131 41.6% 

6:00 PM 191 60.6% 113 35.9% 

6:30 PM 185 58.7% 111 35.2% 

7:00 PM 188 59.7% 106 33.7% 

7:30 PM 187 59.4% 93 29.5% 

8:00 PM 122 38.7% 80 25.4% 

8:30 PM 79 25.1% 69 21.9% 

9:00 PM 36 11.4% 53 16.8% 

                                                          
12

On-site parking surveys conducted by Pacific Traffic Data Services represents "shared parking demand" of 52,707 SF of occupied floor area; 

6,400 SF of retail floor area of 59,107 SF of floor area is currently vacant.
13

Parking utilization percentages calculated based on an existing on-site parking availability of 315 spaces.
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11.2.4 Survey Data Shared Parking Demand Analysis 
In order to determine the peak-parking requirement for the Moulton La Paz Retail Center upon 

completion of the proposed expansion and full occupancy of the center with the proposed uses, 

utilization of the survey data for the existing land uses that was collected in November 2011 is 

combined with the parking demand within the shared parking model for the proposed use(s).   

Tables 11-3 and 11-4 present the forecast parking demand for the Project for a Friday and Saturday 

based on the survey-shared parking methodology. These tables present an approach which applies 

the City code parking requirement and site-specific time of day parking profiles to the proposed uses 

(i.e. retail and bank) for the weekday time frame while directly applying the parking survey results 

as a time of day parking profile for the occupied square-footage within the Project.   

Column (1) of these tables presents a summary of the parking survey data collected at the site while 

the Columns (2) through (6) present the parking accumulation characteristics and parking demand of 

the existing retail use to be removed and the proposed uses for the hours of 7:00 AM to 9:00 PM. 

Column (7) presents the expected joint-use parking demand for the entire site on an hourly basis, 

while Column (8) summarizes the hourly parking surplus/deficiency for the Project compared to a 

proposed parking supply of 444 spaces.   

Based on our experience, the shared parking approach summarized in Tables 11-3 through 11-4 are 

believed to be the most appropriate in evaluating the parking supply-demand relationships for the 

Moulton La Paz Retail Center. The results in these tables are the focus of this parking investigation 

and recommendations.

Appendix D contains the shared parking analysis calculation worksheets for these weekday and 

weekend day parking scenarios. 
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TABLE 11-3SURVEY BASED WEEKDAY (FRIDAY 11-18-2011) SHARED PARKING DEMAND ANALYSIS14

Land Use 

Existing 

Occupied Retail 

Center
15

General Retail 

Reduction 

Vacant Retail 

Shops 

Proposed Fresh 

Market 

Proposed Retail 

Shops "C" & "D" 

Banking 

Institution 
      

Size 52.707 KSF -7.922 KSF 6.400 KSF 20.400 KSF 11.700 KSF 4.920 KSF     

Pkg Rate
16

   5.00 /KSF 5.00 /KSF 5.00 /KSF 5.00 /KSF 4.00 /KSF   Comparison w/ 

Gross     -40 Spc. 32 Spc. 102 Spc. 59 Spc. 20 Spc.   Parking Supply 

Spaces Observed                     Shared 444 Spaces 

Time Hourly Parking Number of Number of Number of Number of Number of Parking Surplus /  (Deficiency) 

of Day Demand
17

 Spaces Spaces Spaces Spaces Spaces Demand No. of Spaces Percent 

7:00 AM 33   (3)   2   7   4    0   43  401  90.3% 

8:00 AM 30   (7)   6   18   11    11   69  375  84.5% 

9:00 AM 54   (15)   12   40   22    19   132  312  70.3% 

10:00 AM 67   (25)   20   63   36    20   181  263  59.2% 

11:00 AM 96   (32)   25   80   46    14   229  215  48.4% 

12:00 PM 127   (35)   27   89   51    14   273  171  38.5% 

1:00 PM 132   (36)   28   92   53    14   283  161  36.3% 

2:00 PM 153   (35)   27   89   51    16   301  143  32.2% 

3:00 PM 145   (33)   26   84   49    14   285  159  35.8% 

4:00 PM 160   (33)   26   84   49    17   303  141  31.8% 

5:00 PM 174 (35) 27 88 50  20 324  120  27.0% 

6:00 PM 191   (35)   27   88   50    0   321  123  27.7% 

7:00 PM 188   (35)   27   88   50    0   318  126  28.4% 

8:00 PM 122   (29)   24   75   44    0   236  208  46.8% 

9:00 PM 79   (19)   16   51   29    0   156  288  64.9% 

                                                          
14

  Source:  ULI - Urban Land Institute "Shared Parking," Second Edition, 2005. 
15

  Source:  Vintage Real Estate, LLC - as of November 2011. Of the existing 59,107 SF of floor area, 52,707 is currently occupied and 6,400 SF retail-designated floor area within four suites (e.g. 

34C, 34E, 38A, and 48K) is now vacant. 
16

  Parking rates for all land uses based on City of Laguna Hills Code parking requirements. 
17

  Parking surveys completed by Pacific Traffic Data Services (PTDS). 
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TABLE 11-4SURVEY BASED WEEKEND (SATURDAY 11-19-2011) SHARED PARKING DEMAND ANALYSIS18

Land Use 

Existing 

Occupied Retail 

Center
19

General Retail 

Reduction 

Vacant Retail 

Shops 

Proposed Fresh 

Market 

Proposed Retail 

Shops "C" & "D" 

Banking 

Institution 
      

Size 52.707 KSF -7.922 KSF 6.400 KSF 20.400 KSF 11.700 KSF 4.920 KSF     

Pkg Rate
20

   5.00 /KSF 5.00 /KSF 5.00 /KSF 5.00 /KSF 4.00 /KSF   Comparison w/ 

Gross     -40 Spc. 32 Spc. 102 Spc. 59 Spc. 20 Spc.   Parking Supply 

Spaces Observed                     Shared 444 Spaces 

Time Hourly Parking Number of Number of Number of Number of Number of Parking Surplus /  (Deficiency) 

of Day Demand
21

 Spaces Spaces Spaces Spaces Spaces Demand No. of Spaces Percent 

7:00 AM 18  (3)   2  7   4    0   28  416  93.7% 

8:00 AM 37  (6)   5  16   10    11   73  371  83.6% 

9:00 AM 94  (16)   13  40   23    19   173  271  61.0% 

10:00 AM 141  (23)   18  58   34    20   248  196  44.1% 

11:00 AM 153  (29)   23  72   42    14   275  169  38.1% 

12:00 PM 199  (34)   27  86   50    14   342  102  23.0% 

1:00 PM 213  (37)   29  94   54    14   367  77  17.3% 

2:00 PM 215 (40) 32 102 59  16 384  60  13.5% 

3:00 PM 144  (40)   32  102   59    14   311  133  30.0% 

4:00 PM 140  (38)   31  98   57    17   305  139  31.3% 

5:00 PM 133 (37) 29 93 53  20 291  153  34.5% 

6:00 PM 113  (33)   26  83   48    0   237  207  46.6% 

7:00 PM 106  (30)   25  78   45    0   224  220  49.5% 

8:00 PM 80  (27)   22  68   40    0   183  261  58.8% 

9:00 PM 53   (21)   17   54   32    0   135  309  69.6% 

                                                          
18

  Source:  ULI - Urban Land Institute "Shared Parking," Second Edition, 2005. 
19

  Source:  Vintage Real Estate, LLC - as of November 2011. Of the existing 59,107 SF of floor area, 52,707 is currently occupied and 6,400 SF retail-designated floor area within four suites (e.g. 

34C, 34E, 38A, and 48K) is now vacant. 
20

  Parking rates for all land uses based on City of Laguna Hills Code parking requirements. 
21

  Parking surveys completed by Pacific Traffic Data Services (PTDS). 
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11.2.5 Survey Data Shared Parking Analysis Results 
Review of Table 11-3 shows that the peak-parking requirement for the Moulton La Paz Retail Center 

upon completion of the expansion project and full occupancy of vacant retail designated floor area 

during a weekday (Friday) is forecast to occur at 5:00 PM and total 324 spaces. As shown in Table

11-4, the peak parking requirements for the project on a weekend day (Saturday) occurs at 2:00 PM, 

when a parking demand of 384 spaces is forecast.

Based on a shared parking supply of 444 spaces, a surplus of 120 spaces and 60 spaces is forecast 

during the weekday and weekend peak hours, respectively (these surpluses translate to 27% and 

13.5% of total supply being available/unoccupied). There would also be parking surpluses during all 

other hours of a weekday and weekend.  Therefore, the future supply would be adequate in meeting 

the collective peak parking demand of all existing and proposed uses of the Project. 

Figures 11-1 and 11-2 graphically illustrate the Shared Parking demand profile under weekday and 

weekend conditions, respectively.  Each land use component and its corresponding hourly Shared 

Parking demand, which were summarized in Tables 11-3 and 11-4, are depicted in these two figures 

relative to a shared parking supply of 444 spaces. 

As indicated previously, our study was conducted to primarily address Section 9-44.070 of the City 

Code, which pertains to “Joint Parking Use Permit” applications.  Our findings above indicate that 

the proposed parking supply for the Project would be adequate in meeting the overall future parking 

demand of the Project, and that it would be reasonable and enforceable for all Project components to 

share the parking facilities. 
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12.0 CONGESTION MANAGEMENT PROGRAM (CMP) COMPLIANCE ASSESSMENT
This analysis is consistent with the requirements and procedures outlined in the current Orange 

County Congestion Management Program (CMP).  The CMP requires that a traffic impact analysis 

be conducted for any project generating 2,400 or more daily trips, or 1,600 or more daily trips for 

projects that directly access the CMP Highway System (HS).  Per the CMP guidelines, this number 

is based on the desire to analyze any impacts that will be 3.0% or more of the existing CMP highway 

system facilities’ capacity.  

However, as noted in this traffic study, the proposed Project is expected to generate 2,297 daily trips, 

and thus does not meet the criteria required for a CMP traffic analysis.  Therefore, it is concluded 

that the proposed Project will not have any significant traffic impacts on the Congestion 

Management Program Highway System. 
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13.0 STATE OF CALIFORNIA (CALTRANS) METHODOLOGY
In conformance with the current Caltrans Guide for the Preparation of Traffic Impact Studies,

existing and projected AM and PM peak hour operating conditions at the two (2) state-controlled 

study intersections within the study area have been evaluated using the Highway Capacity Manual 

2000 operations method of analysis. These state-controlled locations include the following 

intersections: 

1.  SR-73 SB Ramps/Aliso Viejo Plaza at La Paz Road 

2.  SR-73 NB Ramps/Merienda at La Paz Road 

Caltrans “endeavors to maintain a target LOS at the transition between LOS “C” and LOS “D” on 

State highway facilities”; it does not require that LOS “D” (shall) be maintained.  However, Caltrans 

acknowledges that this may not always be feasible and recommends that the lead agency consult 

with Caltrans to determine the appropriate target LOS.  For this analysis, LOS D is the target level of 

service standard and will be utilized to assess the project impacts at the state-controlled study 

intersections.  

13.1 Highway Capacity Manual (HCM) Method of Analysis (Signalized Intersections) 
Based on the HCM operations method of analysis, level of service for signalized intersections is 

defined in terms of control delay, which is a measure of driver discomfort, frustration, fuel 

consumption, and lost travel time. The delay experienced by a motorist is made up of a number of 

factors that relate to control, geometries, traffic, and incidents. Total delay is the difference between 

the travel time actually experienced and the reference travel time that would result during ideal 

conditions: in the absence of traffic control, in the absence of geometric delay, in the absence of any 

incidents, and when there are no other vehicles on the road.   

In Chapter 16 of the HCM, only the portion of total delay attributed to the control facility is 

quantified. This delay is called control delay. Control delay includes initial deceleration delay, queue 

move-up time, stopped delay, and final acceleration delay.  In contrast, in previous versions of the 

HCM (1994 and earlier), delay included only stopped delay.

Specifically, LOS criteria for traffic signals are stated in terms of the average control delay per 

vehicle.  The six qualitative categories of Level of Service that have been defined along with the 

corresponding HCM control delay value range for signalized intersections are shown in Table 13-1.
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TABLE 13-1LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (HCM METHODOLOGY)22

Level of Service 

(LOS) 

Control Delay Per Vehicle 

(seconds/vehicle) 
Level of Service Description 

A < 10.0 

This level of service occurs when progression 

is extremely favorable and most vehicles arrive 

during the green phase. Most vehicles do not 

stop at all. Short cycle lengths may also 

contribute to low delay. 

B > 10.0 and < 20.0 

This level generally occurs with good 

progression, short cycle lengths, or both. More 

vehicles stop than with LOS A, causing higher 

levels of average delay. 

C > 20.0 and < 35.0 

Average traffic delays. These higher delays 

may result from fair progression, longer cycle 

lengths, or both. Individual cycle failures may 

begin to appear at this level. The number of 

vehicles stopping is significant at this level, 

though many still pass through the intersection 

without stopping. 

D > 35.0 and < 55.0 

Long traffic delays At level D, the influence of 

congestion becomes more noticeable. Longer 

delays may result from some combination of 

unfavorable progression, long cycle lengths, or 

high v/c ratios. Many vehicles stop, and the 

proportion of vehicles not stopping declines. 

Individual cycle failures are noticeable. 

E > 55.0 and < 80.0 

Very long traffic delays This level is 

considered by many agencies (i.e. SANBAG) 

to be the limit of acceptable delay. These high 

delay values generally indicate poor 

progression, long cycle lengths, and high v/c

ratios. Individual cycle failures are frequent 

occurrences. 

F  80.0 

Severe congestion This level, considered to be 

unacceptable to most drivers, often occurs with 

over saturation, that is, when arrival flow rates 

exceed the capacity of the intersection. It may 

also occur at high v/c ratios below 1.0 with 

many individual cycle failures. Poor 

progression and long cycle lengths may also be 

major contributing factors to such delay levels. 

                                                          
22

 Source: Highway Capacity Manual 2000, Chapter 16 (Signalized Intersections).
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13.2 Existing Plus Project Traffic Conditions 
Table 13-2 summarizes the existing plus project peak hour HCM level of service results at the two 

state-controlled study intersections within the study area.  The first column (1) of HCM/LOS values 

in Table 13-2 presents a summary of existing traffic conditions.  The second column (2) presents 

existing plus project traffic conditions.  The third column (3) indicates whether the traffic associated 

with the Project will have a significant impact based on the LOS standards defined in this report.

13.2.1 Existing Traffic Conditions 
Review of column one (1) of Table 13-2 indicates that all of the state-controlled study intersections 

currently operate at acceptable LOS C or better during the AM and PM peak hours. 

13.2.2 Existing Plus Project Traffic Conditions 
Review of Column two (2) of Table 13-2 indicates that traffic associated with the proposed Project 

will not significantly impact any of the two state-controlled study intersections, when compared to 

the LOS standards specified in this report.  The two state-controlled study intersections are forecast 

to continue to operate at LOS C or better with the addition of Project generated traffic to existing 

traffic. 

13.3 Year 2013 Traffic Conditions 
Table 13-3 summarizes the Year 2013 peak hour HCM level of service results at the two state-

controlled study intersections within the study area.  The first column (1) of HCM/LOS values in 

Table 13-3 presents a summary of existing traffic conditions.  The second column (2) presents Year 

2013 cumulative traffic conditions based on existing intersection geometry, but without any project 

generated traffic.  The third column (3) presents future forecast traffic conditions with the addition of 

Project traffic.  Column four (4) indicates whether the traffic associated with the Project will have a 

significant impact based on the LOS standards defined in this report.

13.3.1 Year 2013 Cumulative Traffic Conditions 
An analysis of Year 2013 cumulative traffic conditions indicates that the addition of ambient traffic 

growth and related projects traffic will not adversely impact any of the two state-controlled study 

intersections.  The two state-controlled study intersections are forecast to operate at LOS C or better 

during the AM and PM peak hours with the addition of ambient traffic growth and related projects 

traffic. 

13.3.2 Year 2013 Cumulative Plus Project Traffic Conditions 
Review of Columns 3 and 4 of Table 13-3 indicates that traffic associated with the proposed Project 

will not significantly impact any of the two state-controlled study intersections, when compared to 

the LOS standards specified in this report.  The two state-controlled study intersections are forecast 

to continue to operate at LOS C or better with the addition of project generated traffic in the Year 

2013.

Appendix E presents the HCM/LOS calculations for the key study intersections. 

 4/24/2012 ITEM NO. 6.3.1



LINSCOTT, LAW & GREENSPAN, engineers                      LLG Ref. 2-11-3255 

Moulton La Paz Retail Center Expansion, Laguna Hills 

N:\3200\2113255 - Moulton-La Paz Shopping Center, Laguna Hills\Report\3255 Moulton La Paz Retail Center Expansion TIA 3-16-2012.doc

41

TABLE 13-2EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS - CALTRANS

Key Intersection 

Time

Period

(1) 

Existing 

Traffic Conditions 

(2) 

Existing 

Plus Project 

Traffic Conditions 

(3) 

Significant 

Impact 

HCM (s/v) LOS HCM (s/v) LOS Yes/No 

1.
SR-73 SB Ramps/Aliso Viejo  

Plaza at La Paz Rd 

AM 

PM

28.2 C 28.1 C No 

31.9 C 31.9 C No 

2.
SR-73 NB Ramps/Merienda  

at La Paz Road 

AM 

PM

19.5 B 19.6 B No 

12.9 B 13.1 B No 

Note:

s/v = seconds per vehicle 
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TABLE 13-3YEAR 2013 PEAK HOUR INTERSECTION CAPACITY ANALYSIS - CALTRANS

Key Intersection 

Time

Period

(1) 

2011 Existing  

Traffic Conditions 

(2) 

Year 2013 Cumulative 

Traffic 

(3) 

Year 2013 

Cumulative Plus Project 

Traffic 

(4) 

Significant 

Impact

HCM (s/v) LOS HCM (s/v) LOS HCM (s/v) LOS Yes/No 

1.
SR-73 SB Ramps/Aliso Viejo  

Plaza at La Paz Rd 

AM 

PM

28.2 C 28.2 C 28.1 C No 

31.9 C 32.3 C 32.3 C No 

2.
SR-73 NB Ramps/Merienda  

at La Paz Road 

AM 

PM

19.5 B 19.4 B 19.5 B No 

12.9 B 13.0 B 13.2 B No 

Note:

s/v = seconds per vehicle 
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14.0 SUMMARY OF FINDINGS AND CONCLUSIONS
Project Description – Moulton La Paz Retail Center is an existing commercial center that is 

generally located north of La Paz Road and east of Moulton Parkway in the City of Laguna Hills, 

California. The existing retail center is comprised of four buildings with a total floor area of 

59,107 square-feet (SF). Approximately 6,400 SF of the retail-designated floor area is currently 

vacant and 52,707 SF is currently occupied. Parking at the site is now provided by a total of 315 

parking spaces. The project site is currently zoned “CC” and is designated at “Community 

Commercial” in the City’s Land Use Map. 

The proposed Project includes the construction of three new buildings with a total floor area of 

32,100 SF to accommodate a 20,400 SF grocery store, and 11,700 SF of retail space within 

Shops C and Shops D. The proposed Project also includes modification and conversion of an 

existing 7,922 SF retail building, now occupied by O’Reilly Auto Parts, to a 4,920 SF bank, 

resulting in a net floor area reduction of 3,002 SF.  Upon completion of the proposed expansion 

Project, the Moulton La Paz Retail Center will have a total floor area of 88,205 SF, which 

represents a net floor area increase of 29,098 SF over the existing floor area of 59,107 SF. A 

total of 444 parking spaces will be provided at the Moulton La Paz Retail Center upon 

completion of the expansion project.

Study Scope – The following intersections were selected for detailed peak hour level of service 

analyses under Existing (Year 2011) Traffic Conditions, Existing (Year 2011) Plus Project 

Traffic Conditions, and Year 2013 Cumulative Traffic Conditions without and with Project 

Traffic: 

1. SR-73 SB Ramps / Aliso Viejo Plaza at La Paz Road (City of Aliso Viejo) 

2. SR-73 NB Ramps/ Merienda at La Paz Road (City of Laguna Hills) 

3. Moulton Parkway at La Paz Road (City of Laguna Hills) 

4. Moulton Parkway at Oso Parkway (City of Laguna Hills) 

Existing Traffic Conditions – All six key intersections currently operate at satisfactory levels of 

service during the AM and PM peak hours

Project Trip Generation - The proposed Project, after taking credit for the existing land use and 

pass-by reductions the Project is expected to have a net trip generation of 2,297 daily trips, 89 AM 

peak hour trips (59 inbound, 30 outbound), 190 PM peak hour trips (91 inbound, 99 outbound). 

Existing plus Project Traffic Conditions – The six key study intersections currently operate and 

are forecast to continue to operate at an acceptable service level during the AM and PM peak 

hours with the addition of Project generated traffic to existing traffic. 

Year 2013 Cumulative Traffic Conditions – The six key study intersections are forecast to 

continue to operate at acceptable levels of service during the AM and PM peak hours with the 

addition of ambient traffic growth and related projects traffic. 
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Year 2013 Cumulative Traffic Conditions Plus Project – The six key study intersections are 

forecast to continue to operate at an acceptable LOS with the addition of project generated traffic 

in the Year 2013.

Site Access and Internal Circulation – All three project driveways are forecast to operate at 

acceptable LOS C or better during the AM and PM peak hours for existing plus project and Year 

2013 plus project traffic conditions. As such, project access will be adequate.  Motorists entering 

and exiting the Project site will be able to do so comfortably, safely, and without undue 

congestion. Further, internal circulation for the proposed Project site plan is adequate.  Curb 

return radii have been confirmed and are adequate for small service/delivery (Fedex, UPS) 

trucks, trash trucks and large trucks. 

City Code Parking Requirements – Direct application of the City’s code to the proposed 

development results in a code-parking requirement of 642 spaces, which overstates the amount 

that would be needed to accommodate the existing and proposed mix of uses within the retail 

center. With a proposed parking supply of 444 spaces, a theoretical parking deficiency of 198 

parking spaces is forecast.

Shared Parking Analysis – The results of the shared parking analysis, which is based on the ULI 

Shared Parking methodology, validate that the proposed parking supply will provide adequate 

parking at the Moulton La Paz Retail Center during the peak hours of a “typical” weekday and 

weekend day.  The peak-parking requirement for the Moulton La Paz Retail Center upon 

completion of the expansion project and full occupancy of vacant retail designated floor area 

during a weekday (Friday) is forecast to occur at 5:00 PM and total 324 spaces. The peak parking 

requirements for the project on a weekend day (Saturday) occurs at 2:00 PM, when a parking 

demand of 384 spaces is forecast. 

Based on a shared parking supply of 444 spaces, a surplus of 120 spaces and 60 spaces is 

forecast during the weekday and weekend peak hours, respectively (these surpluses translate to 

27% and 13.5% of total supply being available/unoccupied). There would also be parking 

surpluses during all other hours of a weekday and weekend.  Therefore, the future supply would 

be adequate in meeting the collective peak parking demand of all existing and proposed uses of 

the Project. 

CMP Compliance Assessment – No significant transportation impacts are expected to occur on 

the Orange County Congestion Management Program roadway network due to the development 

and full occupancy of the proposed project.

State of California (Caltrans) Analysis – The proposed Project will not significantly impact any 

of the two state-controlled study intersections, when compared to the LOS standards and 

significant impact criteria specified in this report. 
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CITY OF LAGUNA HILLS 
 
 
                                      
 
SUBJECT: 2009 General Plan Update Noticing Information 
                                   
 
General Plan Update Newsletter (No. 1) was sent out in a city-wide mailing on September 4, 
2007. The first newsletter introduced the General Plan update process, its relevance to the 
future City and people’s lives, outlines opportunities for participation, and advertised the first 
community workshop. 
 
General Plan Update Newsletter (No. 2) was distributed mid-January 2008. The second 
newsletter provided information on guiding themes that came out of first community workshop 
and advertised second community workshop. 
 
General Plan Update Newsletter (No. 3) was distributed on May 1, 2008. This newsletter was 
mailed specifically to those who had requested to be placed on the General Plan information 
contact list maintained by the City throughout the General Plan process, and to all residences 
directly bordering the “opportunity areas” including Moulton & La Paz. The third newsletter 
summarized community workshop 2, advertised community workshop 3, and identified the four 
“opportunity areas” proposed in the General Plan Land Use Element (Alicia Gateway, La Paz 
Gateway, Moulton & La Paz, and Via Lomas). 
 
The Third Community Workshop was held on May 22, 2008 in the Laguna Hills Council 
Chambers. Approximately 60 community members, including 16 from the neighborhood to the 
north and east of the project participated in the workshop. During this workshop, the opportunity 
areas, including the Moulton & La Paz opportunity area, were presented to the community as 
well as land use alternatives for the opportunity areas. The opportunity area plans and 
alternatives were presented for the purpose of receiving public comment. In response to 
comments received from the community, the General Plan established that there would be no 
residential component permitted in the Moulton & La Paz opportunity area and the portion of 
open space to remain City-owned (Parcel 2) would be used for passive recreation only (i.e. no 
sports fields, courts, or play equipment). 
 
Notices of the public hearing to adopt the 2009 General Plan Hearing were mailed on June 
17-18, 2009, to all who had requested to be on the General Plan interest list (which was open to 
anyone) and all owners within a 300 foot radius of opportunity areas. The notice was also 
published in local papers and posted in three designated posting locations (City Hall, 
Community Center, and the Courtyard at La Paz) on June 26, 2009. The public hearing to adopt 
the 2009 Comprehensive General Plan Update and the associated zoning ordinance 
amendments was held July 14, 2009.  
 
Additionally General Plan Update information and Community Workshops were all advertised in 
the Laguna Hilla City Views. The Spring 2008 issue included information on the General Plan 
opportunity areas (including Moulton & La Paz) and advertised Community Workshop No. 3, in 
which the opportunity areas were specifically addressed. 
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24532 Sundance 
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24572 Sundance 
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24582 Sundance 
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26471 Los Alamitos 
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Community Meeting Comments  
Tuesday, April 3, 2012 

Questions Comments 
Is it more important to have a fake window or a 
view? 

Sundance should not be dismissed especially 
based on the slide which didn’t prove we 
shouldn’t be concerned.  

Can deliveries to the market & other stores be 
restricted to possibly before 11:00p.m.? 

Shops D should go where Shop C is – Shop C 
should be hooked on to Baja Fresh with a tall roof 
on Shop C 

Has the expanded shopping area been rezoned? 
How did the City obtain? 

“Black Sky” lights in parking lot 

Who will own the property? Did the City sell the 
property? 

Remove cupola tower from project. 

Do you already have a storm water runoff plan? 
Where is the water draining to? 

Keep the height of Baja Fresh to a height of 22 ft 
(same height as proposed “dental care” building). 

Has a market study been performed to verify the 
viability of sales potential? 

Move Shop D above Shop C along Moulton 
Pkwy. 

Has a traffic study been performed? Remove parking lot between Market & Shop D 
Will this offset property values of home next to 
the center? 

Move Market loading dock to left side & have 
trucks enter from Moulton. 

If the designer lived on Sundance or Los Alamitos 
would they build structures just to “update the 
look” and then lose property value?  Are there not 
other designs that would update but not affect the 
view? 

Remove all decorative towers to prevent views 
from being blocked. 

How much landscaping will there be between 
buildings & La Paz Rd.? 

Prevent pollutions: noise, lights, truck/car fumes, 
foot traffic, etc.  

Will the light from any of the signs be blocked? Upgrade without raising heights 
How can we be sure that the landscaping is part 
of the overall development and not be later 
shelved to save money? 

 

Is this already a done deal?  
There are already significant long term 
vacancies, how will this expanded space be 
filled?  - Vacant stores = Lower property values 

 

I am concerned about the back side – Can air 
conditioners be screened? 

 

What is going to happen to property values for 
purchased view lots? 

 

What will be done about added traffic to exit 
tracks? 

 

What will be done about increased noise levels?  
In your initial meetings about the improvements 
did the citizens think there would only be 
improvements to open space and did you tell 
them that later it would cause several losses in 
property values? 
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View Screen Concept | Existing Slope Conditions

1 2

3 4

Pad ‘A’ Building and Canary Island Pine

Service Area and Slope Behind Shops ‘A’

Slope Behind Pad ‘A’ Building

Slope Behind Chuck E Cheese’s

LADA | 04.14.12
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5 6

7 8

Parking and Service at Northeast Corner of Site 

Parking, Drainage Gutter, Slope and Shops ‘B’

Drainage Gutter at Northeast Corner of Site

Service Area and Slope Behind Shops ‘A’

View Screen Concept | Existing Slope Conditions LADA | 04.14.12
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9 10

11

Service Area, Slope and Equestrian Trail Zone Work of Art Behind Shops ‘B’

View Screen Concept | Existing Slope Conditions LADA | 04.14.12

View Screen Goal
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CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
PUBLIC SERVICES 

 

 
ISSUE: PROJECT SELECTION FOR STATE-LOCAL PARTNERSHIP 

PROGRAM FUNDING THROUGH THE ORANGE COUNTY 
TRANSPORTATION AUTHORITY 

 

 
SUMMARY: 
 
The Orange County Transportation Authority (OCTA) Board of Directors has approved a 
new one-time only funding program for use by all cities in the County for roadway 
improvements.  The funding source is through Proposition 1B funds and is known as the 
State-Local Partnership Program (SLPP).  Funding will be made available to cities on a 
per agency basis in accordance with a formula which would allocate approximately 
$300,000 to the City of Laguna Hills.  The funding must be matched equally with 
Measure M2 Fair Share Turnback Funds bringing a total project value to $600,000.  
Staff has prepared a listing of projects which fit the funding requirements and requests 
City Council approval to submit an application to OCTA with the selected projects.  At a 
future date, prior to June 30, 2012, the City Council will be asked to adopt a Resolution 
in support of the projects which have been determined to be fundable under the SLPP 
requirements.   
 
BACKGROUND: 
 
Proposition 1B was approved by California voters in 2006 and provided a variety of 
funding sources for a variety of agencies for infrastructure improvements throughout the 
State.  The City of Laguna Hills was allocated specific funding under Proposition 1B 
which has already been utilized for several roadway improvement projects.  Recently, 
the OCTA Board of Directors approved the distribution of an allocation of Proposition 1B 
funds under their control to the cities in the County for use for improvements to local 
streets and roads.  The Proposition 1B Funding Program under which OCTA has made 
these funds available, on a one-time only use basis, is known as the State-Local 
Partnership Program.  Projects utilizing this funding program must meet certain criteria 
as established by the State and as administered by Caltrans. SLPP funding can only be 
utilized for construction expenditures. 
 
The SLPP funding is being made available on a formula grant basis established by 
OCTA for each agency.  A one-to-one match ratio is required for the use of these funds 
and the matching funds are required to be Measure M2 Fair Share Turnback Funds.  
Project applications are due to OCTA by May 14, 2012, with a Resolution in support of 
the selected projects due to OCTA by June 30, 2012.  Any projects funded under this 
program must be submitted to Caltrans for review and approval prior to December 31, 
2012.  Projects must be under construction by June 30, 2013.   
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Agenda Report 
OCTA State-Local Partnership Program Funding 
Page 2 
 
 
The anticipated funding allocation for the City of Laguna Hills under the SLPP being 
made available by OCTA is $300,000.  With a requirement for a one-to-one match of 
these funds, a total project expenditure of $600,000 is anticipated.  Given the timelines 
established for the use of these funds, staff has reviewed the Capital Improvement 
Program Budget and provides the following project selections for City Council 
consideration.   
 

1. Ridge Route Drive Pavement Rehabilitation, from Avenida de la Carlota to 
Moulton Parkway, CIP No. 172A.  This segment of Ridge Route Drive Pavement 
Rehabilitation is currently allocated $25,000 in the 2012-2013 Fiscal Year Capital 
Improvement Program Budget for completion of the design (the design is 
approximately 80% complete at this time) and $490,000 in the 2013-2014 Fiscal 
Year Capital Improvement Program Budget for construction.  Since this project is 
substantially designed and included in the Capital Improvement Program Budget, 
this project is recommended as the first priority for the SLPP funding.   

 
2. El Toro Road Pavement Rehabilitation, West City Limits to East City Limits, CIP 

No. 179.  This project for pavement rehabilitation of El Toro Road is allocated 
funding in the 2015-2016 Fiscal Year Capital Improvement Program Budget in 
the amount of $550,000.  The project has not been designed but it is feasible to 
have the design completed prior to December 2012.   
 

3. Access Ramp Construction, CIP No. 170.  This project allocates funding in the 
future category of the Capital Improvement Program Budget for the construction 
of access ramps complying with the American’s with Disabilities Act at various 
locations throughout the City.  This project is listed as a suitable project as the 
design can be made ready for submission to Caltrans well in advance of the 
December 31, 2012, deadline.  This project is staff’s recommended priority 
number three for submission for SLPP funding. Given the number of access 
ramps to be constructed throughout the City, it is noted that only a portion of the 
need can be accommodated with the anticipated funding. 
 

Staff has not recommended the inclusion of the La Paz Road sidewalk construction on 
the north side of La Paz Road, between Paseo de Valencia and Grissom Road, CIP No. 
171, that is included in the 2015-2016 Fiscal Year Capital Improvement Program 
Budget, as the contemplated project requires substantial acquisition of right-of-way 
which can be time consuming and which is not an eligible expenditure for SLPP funding.  
In addition, even if the right-of-way acquisition could be voluntarily acquired at no cost, 
the timing of that work effort and the necessary design cannot be completed by 
December 31, 2012. In addition, while the recently discussed construction of a widened 
sidewalk on the south side of La Paz Road in the vicinity of Valencia Elementary School 
could be included in the project list, it has not been included because it is not a currently 
identified or prioritized Capital Improvement Program Project. 
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OCTA is encouraging cities to submit more than one project for the SLPP funding as it 
is possible that some agencies will not pursue their allocated funding resulting in a 
higher allocation to the remaining cities.  Staff, therefore, recommends that the City 
Council authorize staff to submit an application to OCTA for the SLPP funding with 
projects in the priority order listed as:  (1) Ridge Route Drive Pavement Rehabilitation; 
(2) El Toro Road Pavement Rehabilitation; and (3) Access Ramp Improvements 
throughout the City.   
 
FISCAL IMPACT: 
 
The SLPP funding being offered by OCTA is a new one-time only funding source for 
street improvements on local streets.  The use of this funding source requires an equal 
amount of matching funds utilizing the Measure M2 Fair Share Turnback Funds.  The 
Measure M2 Fair Share Turnback Funds currently budgeted for other uses would need 
to be replaced with general funds.  However, the current Capital Improvement Program 
Budget did allocate general funds for the Ridge Route Drive Project and also for the El 
Toro Road Project, hence, some of the general fund budget would become available for 
necessary reallocation.  Following a confirmation of project funding through OCTA, staff 
will recommend the necessary adjustments to the Budget. 
              
 
RECOMMENDATION:  THAT THE CITY COUNCIL AUTHORIZE STAFF TO SUBMIT 
AN APPLICATION TO THE ORANGE COUNTY TRANSPORTATION AUTHORITY 
FOR STATE-LOCAL PARTNERSHIP PROGRAM FUNDING IN ACCORDANCE WITH 
THE PRIORITY OF PROJECT LISTING DESCRIBED HEREIN. 
              
 
 
 

 4/24/2012 ITEM NO. 7.2.1



 

 4/24/2012 ITEM NO. 7.2.1



   

CITY OF LAGUNA HILLS 
 

AGENDA REPORT 
PUBLIC SERVICES 

 
 
ISSUE: AUTHORIZATION TO ADVERTISE FOR BIDS FOR TURF 

RENOVATION AT THE COMMUNITY CENTER AND SPORTS 
COMPLEX, CIP NO. 238 

 
 
SUMMARY: 
 
Every two years, the turf of the soccer fields at the Community Center and Sports 
Complex is replaced after the Fourth of July event to make ready the fields for the fall 
soccer season.  The plans and specifications for this work have been prepared and the 
project is now ready to advertise for bids.  In order to keep the same sand base and turf 
that was originally specified with the project, which has been successfully used on the 
fields and to reduce the project costs, it is recommended the City directly purchase and 
supply the sand and turf materials for the project.  Approval of the plans and 
specifications, approval to directly purchase the sand and turf materials, and 
authorization to advertise the project for bids is recommended. 
 
BACKGROUND: 
 
The turf on the soccer fields at the Community Center and Sports Complex is routinely 
replaced every two years in order to provide a good playing surface for the fall season 
of the American Youth Soccer Organization (AYSO) and other users.  The summer of 
2012 is scheduled for turf replacement and in order to have the contractor ready to 
begin the work as of July 5, 2012, upon completion of the City’s Fourth of July event, 
the project needs to now be advertised for bids.  The anticipated schedule for the turf 
replacement has the work completed by July 30, 2012, providing approximately 40 days 
of turf establishment before the beginning of soccer season.  In addition to the work on 
the soccer fields, the Little League Baseball Field infield will be realigned with added turf 
and infield soil mix.  The plans and specifications for the turf replacement have been 
prepared by staff and are on file in the office of the City Clerk. 
 
All of the sports fields at the Community Center and Sports Complex were constructed 
in 1999 utilizing a specific design cross section of select sand gradations and material 
and turf that was grown in a sand bed.  At the time of construction, and every two years 
since that time, the sand bed material was, and has been, provided by P.W. Gillibrand 
Co. Inc., and the turf was, and has been, provided by West Coast Turf, Inc.  In order to 
meet the project specifications, maintain the integrity of the sports fields, and retain 
consistent maintenance schedules, fertilization schedules and quality of the finished 
product, the sole source purchase of the sand and turf materials is recommended from 
the above-mentioned suppliers.  
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FISCAL IMPACT: 
 
The Turf Renovation at the Community Center and Sports Complex is included in the 
2012-2013 Fiscal Year Capital Improvement Program Budget in the amount of 
$175,000.  Of this amount, approximately $31,000 will be utilized for direct purchase of 
sand from P.W. Gillibrand Co., Inc., and approximately $55,000 will be utilized for direct 
purchase of turf from West Coast Turf, Inc.  The direct purchase of materials is 
expected to reduce the City’s material costs by an estimated 15%, the typical contractor 
mark-up.  
 
              
 
RECOMMENDATION:  THAT THE CITY COUNCIL APPROVE THE PLANS AND 
SPECIFICATIONS, AUTHORIZE THE SOLE-SOURCE PURCHASE OF SAND AND 
TURF MATERIALS, AND AUTHORIZE THE ADVERTISEMENT FOR BIDS FOR THE 
TURF RENOVATION AT THE COMMUNITY CENTER AND SPORTS COMPLEX, CIP 
NO. 238.    
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ISSUE: LA PAZ ROAD SIDEWALK ADJACENT TO VALENCIA ELEMENTARY 

SCHOOL 
 

 
SUMMARY: 
 
The City Council has directed staff to present a report detailing the costs associated with 
widening the sidewalk along La Paz Road from Paseo de Valencia to Champlain Road, 
adjacent to Valencia Elementary School.  The sidewalk is at a minimum width and 
provides access for school-age pedestrians.  Staff has performed a field review of the 
location and is proposing three options to widen the sidewalk.  City Council review of the 
options and deferral of the project to the next Capital Improvement Program Budget cycle 
is recommended.   
 
BACKGROUND: 
 
La Paz Road is an arterial highway traversing east-west in the central portion of the City.  
Average daily traffic volumes for 2011 were measured at 17,500 vehicles per day on 
La Paz Road from Paseo de Valencia to Cabot Road.  A significant traffic load occurs 
during Valencia Elementary School drop-off and pick-up hours.  Please see the attached 
Vicinity Map in Exhibit A.   
 
At the March 27, 2012, meeting, the City Council expressed interest in the sidewalk width 
along the south side of La Paz Road from Paseo de Valencia to Champlain Road, 
adjacent to Valencia Elementary School.  The sidewalk is four feet wide but during school 
drop-off and pick-up hours, when cars are parked along the aforementioned street 
section, a clear passage width of sidewalk is reduced by the opening of car doors. Please 
see site photographs in Exhibit B.   
 
The minimum Americans with Disabilities Act (ADA) clear sidewalk width requirement is 
three feet and the minimum State requirement (2010 California Building Code) for 
sidewalks is four feet.  The “Safe Routes to School Guide” recommends a minimum 
sidewalk width of six to eight feet, particularly when adjacent to school grounds with high 
pedestrian activity.   
 
Staff has evaluated the sidewalk for potential widening in the area of the school. A project 
of this type cannot be expected to be constructed in the short term, considering the need 
to design the project and fund the project. Staff suggests that a short-term improvement 
to the current conditions would be to eliminate the on-street parking on the subject section 
of La Paz Road.  Based upon an approach which would widen the existing sidewalk to up 
to eight feet, staff is providing three options for City Council review.   Exhibit C contains a 

 4/24/2012 ITEM NO. 7.2.3



Agenda Report 
La Paz Road Sidewalk Adjacent to  
Valencia Elementary School 
Page 2 
 
cross section of the existing roadway condition, cross sections for the three options for 
the sidewalk widening and concept level layouts shown on an aerial excerpt of the project 
area. The sidewalk widening options are described below: 
 
Option 1 
This option will widen the sidewalk an additional four feet behind the existing walk to 
create an eight-foot wide sidewalk.  A five or more foot tall retaining wall will also have to 
be constructed.  An easement will be required from the Saddleback Valley Unified School 
District (SVUSD) to allow this work to proceed. Right-of-way acquisition from a single 
family property at the southwest corner of La Paz Road at Champlain Road will be 
required if the widened sidewalk is to extend to Champlain Road.  
 
Option 2 
This option will move the existing curb and sidewalk an additional four feet into the 
existing street lanes to create an eight feet wide sidewalk without the construction of a 
retaining wall.  This construction approach will cause a reduced roadway and pavement 
width requiring the elimination of the bike lane and on-street parking.  No easement will 
be required.  
 
Option 3 
This option will also move the existing curb and sidewalk an additional four feet into the 
existing street lanes to create an eight feet wide sidewalk. This construction approach will 
cause a reduced roadway; however, in order to retain the existing pavement width, the 
median island would be modified. The four feet wide median island “nose” would be 
eliminated and replaced with a double yellow stripe and the body of the landscaped area 
of the median island would be reduced in width by four feet. The pavement width will not 
be adversely affected allowing the bike lane and on-street parking to remain.  No 
easement will be required.  
 
Staff received correspondence from Mr. Jeff Starr, Director of Business Services at 
SVUSD, indicating he is in support of widening the sidewalk at the aforementioned 
location as is Mr. Jeremy Stonebarger, Principal of Valencia Elementary School.  School 
staff will support a City request for the granting of an easement to the City for the 
sidewalk project as needed. 
 
FISCAL IMPACT: 
 
Cost estimates for all three options are included in Exhibit D. Depending upon the option 
selected, the sidewalk widening project is estimated to cost between $150,000 and 
$260,000. This project is not included within the Capital Improvement Program Budget. 
SVUSD has informed staff that Measure B funds for school improvements have been 
exhausted and no school funding is available for the sidewalk project.   
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RECOMMENDATION:  THAT THE CITY COUNCIL REVIEW THE OPTIONS TO 
WIDEN THE SIDEWALK ALONG LA PAZ ROAD ADJACENT TO VALENCIA 
ELEMENTARY SCHOOL AND DIRECT STAFF TO INCLUDE THE PROJECT IN THE 
NEXT CAPITAL IMPROVEMENT PROGRAM BUDGET CYCLE DISCUSSIONS.     
              
 
ATTACHMENTS: 
 

• Exhibit A – Vicinity Map 
• Exhibit B – Photos  
• Exhibit C – Sections and concepts on aerials 
• Exhibit D – Cost Estimates 
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