CITY OF LAGUNA HILLS

May 1, 2025

Aylene Chu

Director of Land Entitlements
Toll West Coast, LLC

350 Commerce, Suite 200
Irvine, CA 92602

Email: achu@tollbrothers.com

SUBJECT: 23161 MILL CREEK RESIDENTIAL DEVELOPMENT COMPLETENESS REVIEW
SITE DEVELOPMENT PERMIT NO. USE-0211-2025 AND VESTING TENTATIVE TRACT MAP NO.
19346

Dear Ms. Chu,

On April 2, 2025, the Community Development Department received a revised application for the
proposed 36-unit residential development located at 23161 Mill Creek Drive. The project includes
developing 36 attached condominium units within 18 buildings. Every unit proposed is a three-story, four-
bedroom, four bathroom, a unit size ranging from 1,991 square feet to 2,033 square feet. Two units are
proposed to be restricted for very low-income households, and the project has been designed to
incorporate certain incentives/concessions and waivers or reductions of development standards pursuant
to the State Density Bonus Law. Requested entitlements include a Site Development Permit and Vesting
Tentative Tract Map (VTTM). Pursuant to the City’s development application review process, staff
conducted a review of the application materials to determine the completeness and accuracy of the
application submittal.

Based on our review, in accordance with Section 9-92.050 (Requirements for Complete Applications) of
the Laguna Hills Development Code (Title 9 [Zoning and Subdivisions] of the Laguna Hills Municipal Code)
and Sections 65941.1(e) and 65943(a) of the California Government Code, the City has determined that
the development application is incomplete. The following items are required to deem your application
complete and allow City staff to conduct a thorough and timely review of your project and consider it for
processing. Please be advised that the items contained within this letter are needed to deem the
application complete and are not intended to determine if the project is consistent with the City of Laguna
Hils General Plan, Zoning Code, Objective Design Guidelines, or any other applicable regulatory document.
Items in the lists below that are in strikethreugh font need no further action and items in red font are
comments and/or need additional clarification. Submittal of additional and/or new plans, reports,
information and project details may generate new staff questions, comments, and the need for additional
information and submittals.
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This letter is organized into three sections:

e Section|: Complex Application Plan Set and Exhibits
This section identifies plans and exhibits listed on the City’s Planning Application Submittal
Checklist that were not submitted or adequately completed and are required to be submitted
and/or adequately completed before the application can be determined to be complete.

e Section Il: Reports and Studies
This section identifies reports and studies listed on the City’s Planning Application Submittal
Checklist that were not submitted or adequately completed and are required to be submitted
and/or adequately completed before the application can be determined to be complete.

e Section Ill: CEQA Request for Information
This section identifies items needed in order to complete the CEQA analysis for the proposed
Project before the application can be determined to be complete.

SECTION |I: COMPLEX APPLICATION PLAN SET AND EXHIBITS

The following items listed on the City’s Planning Application Submittal Checklist were not submitted or
adequately completed and are required to be submitted and/or adequately completed before the
application can be determined to be complete. The items required for a completed application, including
a thorough description of the specific information needed to complete each item, are listed on the
Application Submittal Checklist.

April 15, 2025 Comment: This requirement has been met.

2. Letter of Justification (Checklist Item A5)

e Checklist Item A5 requires the submittal of a Letter of Justification that (a) summarizes the
proposal, (b) identifies all submitted materials along with the Planning Application Submittal
Checklist, (c) includes a description of existing/proposed uses and sizes (sq. ft.) and
quantities (dwelling units), (d) summarizes consistency with General Plan and zoning
requirements, and (e) explains how the project satisfies the required findings. A Letter of
Justification was submitted, as required; however, it does not contain all of the required
information. The following information is needed in the Letter of Justification:

o Adetailed decision of the existing uses on the site.

o An analysis of how the project satisfies all required findings under Section 9-92.080.G
in the Laguna Hills Municipal Code (“LHMC”) for a Site Development Permit and LHMC
Chapter 9-86, the County of Orange subdivision ordinance and manual (which the City
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has adopted by reference), and the State Subdivision Map Act for a VITM. For your
reference, the required findings for a Tentative Tract Map and Site Development Permit
are as follows:

Tentative Tract Map

1)
2)

3)
4)

5)
6)

7)

8)

9)

That the proposed map is consistent with the City of Laguna Hills General Plan;
That the design and improvement of the proposed subdivision is consistent with
the City of Laguna Hills General Plan;

That the site is physically suitable for the proposed type of development.

That the requirements of the California Environmental Quality Act have been
satisfied;

That the site is physically suitable for the proposed density of development;
That the design of the subdivision and the proposed improvements are not likely
to cause substantial environmental damage or substantial and avoidable injury to
fish or wildlife or their habitat;

That the design of the subdivision and the type of improvements proposed are
not likely to cause serious public health problems;

That the design of the subdivision and the type of improvements proposed will
not conflict with easements of record or established by court judgment acquired
by the public at large for access through or use of property within the proposed
subdivision; or, if such easements exist, that alternate easements for access or
for use will be provided and that these will be substantially equivalent to ones
previously acquired by the public;

That the design and improvement of the proposed subdivision are suitable for
the uses proposed and the subdivision can be developed in compliance with the
applicable zoning and development standards contained in the City’s
Development Code;

10) That the design of the subdivision provides, to the extent feasible, for future

passive or natural heating and cooling opportunities in the subdivision;

11) That the design, density and configuration of the subdivision strikes a balance

between the effect of the subdivision on the housing needs of the region and of
public service needs;

12) That either (a) the subject property is not located within a state responsibility

area or a very high fire hazard severity zone or, (b) if the subject property is
located within a state responsibility area or a very high fire hazard severity zone,
(i) the proposed subdivision is consistent with regulations adopted by the State
Board of Forestry and Fire Protection pursuant to Sections 4290 and 4291 of the
Public Resources Code or consistent with local ordinances certified by the State
Board of Forestry and Fire Protection as meeting or exceeding the state
regulations, and (ii) structural fire protection and suppression services will be
available for the subdivision through a county, city, special district, political
subdivision of the state, or another entity organized solely to provide fire
protection services that is monitored and funded by a county or other public
entity, or the Department of Forestry and Fire Protection by contract entered into
pursuant to Section 4133, 4142, or 4144 of the Public Resources Code.; and
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13) The discharge of waste from the proposed subdivision into the existing sewer
system will not result in violation of existing requirements prescribed by the
California Regional Water Quality Control Board.

Site Development Permit
1) That the site design complies with standards of the development code;
2) That the site is suitable for the proposed development;
3) That the project is consistent with the general plan and applicable design
guidelines; and,
4) That the site design and structural components are appropriate for the site and
function of the proposed uses.

April 15, 2025 Comment: The revised Letter of Justification was provided, which included the

analysis of the required findings. The following corrections to the Letter of Justification are
intended to fix discrepancies in data provided or to provide missing data.

A.

Page 3, Existing Uses On-Site - Correct the lot size to 2.43 acres and provide additional
details on the existing site improvements (e.g., existing size of the office building,
wireless antennas, number of parking spaces).

Page 3, Tentative Tract Map Finding #1 — The provided analysis notes the City applied
the H overlay zone to the site in March 2024 and the site is candidate rezone site listed
in the Housing Element. The site is not listed in the adopted Housing Element as well was
not part of the H Overlay zone. Update to remove these references. Additionally, correct
the density to be 14.8 units per acre.

Page 4, Tentative Tract Map Finding #2 — Remove references to the H Overlay zone and
correct the proposed density to be 14.8 units per acre.

Page 4, Tentative Tract Map Finding #3 — The analysis provided is focused on the density
of the project not how the site is physically suitable for the type of development, which
belongs in Finding #5. Remove references to the H Overlay and correct the proposed
density to be 14.8 units per acre and relocate this analysis to Finding #5. Provide an
analysis of the site’s suitability to accommodate the development (e.g., how the
development standards are being met).

Page 4, Tentative Tract Map Finding #9 — Remove references to the H Overlay.

Page 4, Tentative Tract Map Finding #11 — The analysis states the City identified the site
for housing development. While the site is zoned for Mixed Use, which allows residential
only developments, the site is not listed in the Housing Element. Revise this statement
to clarify it is not a Housing Element site.

Page 4, Tentative Tract Map Finding #12 - Under the revised maps issues March 24, 2025,
the western portion of the site is a moderate fire hazard severity zone. Revise this
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analysis to reflect the change.

H. Page 7, Site Development Permit Finding #3 — Remove references to the H Overlay.

I. Page 8,First Paragraph — Correct the density to 2.43 acres. Additionally, the second to
last sentence states the City will prepare the technical reports. Update this sentence to
reflect these reports have been submitted by the applicant and will not be prepared by
the City.

April 15, 2025 Comment: Public Hearing Notification Package received. Please be advised the
information may need to be updated prior to the public hearing.
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2025

April 15, 2025 Comment: This requirement has been met.

e Checklist Item C2 requires submittal of a Plan Set Title Sheet that includes, title block, vicinity
map, project information table that identifies zoning/land use designations, compliance
with development standards, etc., site and building data, parking analysis, landscaping
information, and sheet index. The submittal included a Plan Set Title Sheet, however
compliance with development standards table needs to be updated to include: 1) floor area
ratio (max per the General Plan is 0.38), 2) drive aisle width, 3) parking stall size, and 4)
actual amount of private open space (consider the balconies and rear yards). To fully analyze
the compliance with the development standards, include the code required standard as a
separate column.

April 15, 2025 Comment: The Development Standards table states the building height is 35’ but
the Building Elevations shows the height is 36’-9%". Correct the discrepancy to ensure both datum
points match.
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April 15, 2025 Comment: This requirement has been met.

9. Proposed Building Elevation (Checklist Item C6)

e  Checklist Item C6 requires the submittal of Building Elevations that show development in
context of adjacent properties and right-of-way(s). Label heights of buildings (feet and
stories), call out exterior design features/materials, lighting fixtures, entrances, canopies,
balconies, arcades, roof line and rooftop equipment etc. While one was included, the
following information is needed on the plan:

o Dimension the overall height of the building. Height is measured from the lowest
existing grade to the peak of the roof.

o Show all exterior lights, addresses, and any other feature mounted to the building.

o Pull the dimension callouts away from the building so they are not obscured by the
landscaping.

o Landscaping shown on the elevations should be reflective of the proposed landscaping
of the site. Currently you are showing a palm tree on the right side of the front elevation
and no palm trees are proposed in the landscape plan.

April 15, 2025 Comment: The height on the Development Standards table (35’) is inconsistent with
the height dimension on the Building Elevation (36’-9%"). Correct the discrepancy to ensure both
datum points match.
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April 15, 2025 Comment: In lieu of massing models, the City has accepted before and after photo-

simulations of the project. This requirement has been met.

12. Conceptual Landscape Plan (Checklist ltem C10)

e Checklist Item C10 requires the submittal of a Tree Canopy/Shade Plan (must provide
adequate shade canopies within fifteen (15) years of planting), wall/fence details (height,
type, materials), hardscape treatment (special paving). The submittal plan does not include
a table demonstrating the amount and size of trees, shrubs, vines, and ground cover
proposed at planting. Additionally, it does not demonstrate the shade provided after 15
years of planting.

April 15,2025 Comment: Ground cover types and estimated square footage remains missing. Please
add to the landscape plan.

13. Preliminary Lighting Plan (Checklist Item C11)

e Checklist Item C11 requires submittal of a Preliminary Lighting Plan that demonstrates
potential light impact. The following changes are needed to meet the submittal
requirements:

o Extend the photometric plan to include the Mills Creek Road, across the property
frontage, and at least 10 feet onto all adjoining properties.

o Provide cut-sheets for all proposed light fixtures, including all light fixtures proposed on
the exterior facades of the residences.

o Provide a summary table that demonstrates the minimum, maximum, and average
footcandles for the site. Due to the nature of site lighting, it is recommended that you
break up the photometric plan into zones.

April 15,2025 Comment: The lighting plan does not account for the light fixtures on the front facade
of the units. Add these lights to the photometric plan and include a cut sheet.

14. Materials and Color Board (Checklist Item C12)
e  Checklist Item C12 a physical material and color board is required. The size of the material
and color board shall be 11” x 17” and contain samples of all finished material and color

24035 El Toro Road | Laguna Hills, California 92653 | (949) 707-2600 | Fax (949) 707-2663
www.lagunahillsca.gov



Site Development Permit No. USE-0211-2025
Vesting Tentative Tract Map No. 19346

May 1, 2025

Page 9

swatches. This item may be submitted to the City once a tentative public hearing date has
been identified.

April 15, 2025 Comment: This item remains outstanding, but may be submitted once a tentative

public hearing date has been identified.
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April 15, 2025 Comment: This requirement has been met.

SECTION Ii: REPORTS AND STUDIES

The following list of reports and studies on the City’s Planning Application Submittal Checklist were not

submitted or adequately completed, and are required to be submitted and/or adequately completed
before the application can be determined to be complete.
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April 15, 2025 Comment: This requirement has been met.

SECTION lIL.

The submittal package includes a Memorandum asserting that the proposed project qualifies for a
statutory exemption from CEQA pursuant to CEQA Guidelines Section 15183, Projects Consistent with a
Community Plan or Zoning and a categorical exemption from CEQA pursuant to CEQA Guidelines Section
15332, In-fill Development Projects. It is the City’s understanding that the applicant only intends to pursue
the Class 32 categorical exemption pursuant to CEQA Guidelines Section 15332 and is no longer pursuing
the statutory exemption for Projects Consistent with a Community Plan or Zoning described in CEQA
Guidelines Section 15183. Therefore, this letter focuses on what additional information is needed for the
City to evaluate and make a determination regarding the applicant’s assertion that the proposed project
qualifies for a Class 32 categorical exemption pursuant to CEQA Guidelines Section 15332 and is not
conclusionary as to the ultimate CEQA review that may be required.

CEQA Guidelines Section 15332 states that Class 32 consists of projects characterized as in-fill
development meeting the following conditions:

(a) The project is consistent with the applicable general plan designation and all applicable general
plan policies as well as with applicable zoning designation and regulations.

(b) The proposed development occurs within city limits on a project site of no more than five acres
substantially surrounded by urban uses.

(c) The project site has no value as habitat for endangered, rare or threatened species.

(d) Approval of the project would not result in any significant effects relating to traffic, noise, air
quality, or water quality.

(e) The site can be adequately served by all required utilities and public services.
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As acknowledged in the application materials, preparation of technical studies and analysis, based on
substantial evidence, will be needed to determine whether the project meets all conditions for a Class 32
categorical exemption and to document none of the exceptions allowing for use of a Class 32 categorical
exemption are applicable to the project and the site.

Technical studies needed to support the evaluation include, but may not be limited to:

e Air Quality

e Biological Resources Assessment

e Hazardous Materials Assessment (e.g., Phase | ESA, Phase I, if required)
e Hydrology/Preliminary WQMP

e Noise

e Transportation/VMT

e Sewer Study

e Water Capacity and Supply Study

If the technical studies identify the need for additional study, surveys, or analysis, these studies will be
required. Additionally, further study/analysis may result from the third-party peer review of the applicant-
prepared studies. The identified technical studies are not intended to be an exhaustive list of all studies
that may be required by the City outside of the CEQA process.

April 15, 2025 Comment: The applicant has submitted a Class 32 CEQA exemption analysis with technical
studies. Upon receipt of the complete application, the City of Laguna Hills will review and evaluate the
information submitted by the applicant in conjunction with its review of the proposed Project. The City
has made no determination at this time regarding applicability of a CEQA exemption or the appropriate
level of environmental review.

Once the outstanding items are received and determined to be acceptable for processing, your application
will be re-distributed to appropriate City departments and other reviewing agencies for review and
comment.

If you have any questions or would like to schedule a meeting to review these comments, please feel free
to contact me at (714) 313-3713 or dblumenthal@sagecrestplanning.com.

WA

David Blumenthal, AICP
Contract Planner

Cc:  Community Development Director
Senior Planner
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