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Dear Mr. Oliver,   

 

 

Thank you for including the California Department of Transportation (Caltrans) in 

the review of the Notice of Preparation (NOP) of a Draft Environmental Impact 

Report (EIR) for the 4665 Lampson Avenue Project. The Project Applicant 

proposes to redevelop the existing office building with a residential 

development consisting of a variety of different product types, including: cluster 

homes, townhomes, and apartments. The unit mix would include 55 cluster 

homes, 114 townhomes, and 77 affordable multi-family apartment homes. The 

mixed density for the Project would be 20 dwelling units per acre (DUA). The 

Project would provide approximately 21,000 sf of common open space, which 

includes a central 14,000 sf neighborhood open space area. Under the City's R-3 

development standards, the maximum building height for the Project is 35 feet. 

The Project would provide a total of 557 parking spaces: 459 parking spaces for 

the cluster homes and townhomes and 98 parking spaces for the affordable 

multifamily apartment homes. Vehicle access to the Project site would be 

provided via one driveway on Lampson Avenue. 
  
 

The 4655 Lampson Avenue Project (Project) site is located in the City of Los 

Alamitos, Orange County, California. The 12.3-acre Project site is located north 

of Lampson Avenue and northwest of the intersection of Lampson Avenue and 

Rose Street. The project is located less than a half mile from State Route (SR) 405, 

The project is also two and a quarter miles from SR-605, two miles from SR-39 and 

almost a mile from SR-22. All four State Routes are owned and operated by 

Caltrans. Therefore, Caltrans is a responsible agency on this project, and has the 

following comments: 
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Transportation and System Planning  

 

 

1. Caltrans encourages the design of Complete Streets that include high-

quality pedestrian, bicycle, and transit facilities that are safe and 

comfortable for users of all ages and abilities. Improvements may include 

providing secure bicycle parking, pedestrian-oriented LED lighting, and 

comfortable connections to nearby active transportation and/or transit 

facilities. Complete Streets improvements also promote regional 

connectivity, improve air quality, reduce congestion, promote improved 

first-/last-mile connections, and increase safety for all modes of 

transportation. 

 

2. New residential infill development offers an opportunity to encourage 

multimodal transportation options. Caltrans encourages the project to 

look at opportunities to include Complete Streets improvements in the 

project, and/or to improve bicycle, pedestrian, and transit access and 

connectivity to nearby bikeway, sidewalk, and transit facilities. 

 

3. Consider including long-term bicycle parking facilities for the multi-family 

apartment units. Refer to APBP’s Essentials of Bike Parking guide for long-

term bicycle parking best practices. 

(https://www.apbp.org/assets/docs/EssentialsofBikeParking_FINA.pdf) 

 

4. There is a Class II bike lane on Lampson Avenue. During project 

construction, if there are any impacts to the existing bike lanes, please 

ensure that appropriate temporary detours are provided to maintain safe 

bicycle access to Lampson Ave. 

 

5. There is a Park & Ride leased by Caltrans located at the Federal 

Southwest Regional Lab parking lot. Include discussion on the existing Park 

& Ride, and potential impacts and mitigation. Also, please coordinate 

with Caltrans System Planning Unit regarding the existing Park and Ride 

facility agreement on the property. 
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Traffic Operations 

 

 

6. Submit copies of all traffic related documents for review. The data used in 

the Traffic Impact Analysis (TIA) should not be more than 2 years old and 

shall be based on the Southern California Association of Governments 

Regional Transportation Plan Model. Use the Highway Capacity Manual 

methodology for all traffic analyses.   

 

 

Freight Operations and Planning 

 

  

7. Ensure that truck parking, ingress and egress, and staging will not interfere 

with vehicle parking, pedestrian paths, or bicycle lanes/bicycle parking. 

 

8. Establish freight pick up & drop off times that do not coincide with peak 

commute hours to reduce passenger vehicle conflicts and congestion for 

freight. Consider designating on-street freight-only parking and delivery 

time windows so trucks will not resort to double parking, thus causing street 

traffic congestion. 

 

9. For the residential development proposed, consider how many individual 

packages will be delivered daily to individual residences. Amazon lockers 

or an equivalent shared drop-off location can help reduce the amount of 

driving done by delivery trucks and can increase the efficiency of 

deliveries. 

 

10. Work with local partners and community representatives to mitigate any 

truck traffic routing onto residential streets or conflicting with other road 

users, including and especially bicyclists and pedestrians.  
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Caltrans’ mission is to provide a safe, sustainable, equitable, integrated, and 

efficient transportation system to enhance California’s economy and livability. 

Please continue to coordinate with Caltrans for any future developments that 

could potentially impact State transportation facilities. If you have any 

questions, please do not hesitate to contact Julie Lugaro at 

Julie.lugaro@dot.ca.gov.  

 

 

Sincerely, 

 

 

 

 

 

Scott Shelley 

Branch Chief, Regional-IGR-Transit Planning 

Caltrans, District 12 

 





6. Rossmoor/Los Alamitos Area Sewer District on service boundary 
considerations.  Feasibility studies will need to be conducted and approved to 
ensure City of Seal Beach can accommodate the development’s wastewater 
demands.  No Will-Serve letter will be provided without an approved 
feasibility study. 

7. The applicant shall make reasonable effort to underground the existing 
overhead utilities fronting the development.  Should undergrounding of said 
utilities be deemed unreasonable or impractical by the City, applicant shall 
work in good faith with City to provide alternate in-lieu measures.   

8. The applicant shall prepare a parking analysis to ensure development parking 
does not directly or indirectly impact the City.  This would include any Arbor 
Park and other neighborhood/regional park use and programming expansion 
that may potentially impact the City.   

9. The City shall have the right to review and approve/reject any on and off-site 
improvements that can potentially impact the City.  This would include on and 
off-site drainage. 

10. The applicant shall dedicate any and all necessary easements to the City. 
11. Seal Beach Police Department (SBPD) currently responds to public safety calls 

for this parcel and adjacent Arbor Park.  SBPD should be consulted regarding 
public safety service coordination.  

 
Should you have any questions regarding the above please feel free to contact me at 
(562) 431-2527 x1322, or ilee@sealbeachca.gov. 
 
Sincerely, 
CITY OF SEAL BEACH 
 
 
 
Iris Lee 
Acting Public Works Director 
 
Cc: Alexa Smittle, Director of Community Development 
 



                       

Via Electronic Mail 

October 5, 2022 

Tom Oliver, Associate Planner 
City of Los Alamitos Planning Division 
3191 Katella Avenue 
Los Alamitos, CA 90720 
toliver@cityoflosalamitos.org  

Re:  Earthjustice Comments on the Notice of Preparation of a Draft 
Environmental Impact Report for the 4665 Lampson Avenue Project 

Earthjustice appreciates the opportunity to comment on the Notice of Preparation of a 
Draft Environmental Impact Report (“DEIR”) for the 4665 Lampson Avenue Project (“Project”), 
which contemplates redeveloping an office building with a residential development consisting of 
55 cluster homes, 114 townhomes, and 77 affordable multi-family apartment homes.  Our initial 
comments focus on the importance of incorporating building electrification requirements into the 
Project.  New construction that relies on burning gas for end uses such as cooking and space and 
water heating has significant greenhouse gas (“GHG”), energy, and health impacts under the 
California Environmental Quality Act (“CEQA”).  All-electric buildings avoid these impacts.  
Moreover, all-electric buildings are typically less costly to construct due to avoided costs of gas 
infrastructure.  With the California Public Utilities Commission (“CPUC”) now ending subsidies 
for gas lines to new development, cost savings from all-electric construction will further 
increase.  Accordingly, to comply with CEQA’s obligation to adopt all feasible mitigation to 
reduce significant environmental impacts, the City must require an all-electric Project design that 
is not connected to the gas system.  

I. Projects Connecting to the Gas System Have Significant GHG, Energy and Public 
Health Impacts.  
A. The GHG Impacts of Projects Connecting to the Gas System Are Significant. 

CEQA requires a DEIR to identify all the significant impacts of a proposed project, 
including impacts from the project’s GHG emissions.1  One option to determine the significance 
of the Project’s GHG impacts is to apply a net-zero emissions threshold.  In addition to being 
CEQA-compliant, a net-zero threshold is also consistent with the severity of the climate crisis 
and the recognition that any increase in GHG emissions exacerbates the cumulative impacts of 
climate change.   

 
1 CEQA Guidelines § 15126.2; Appendix F.  
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Another option is to apply the approach recently adopted by the Bay Area Quality 
Management District (“BAAQMD”).  In determining the significance of project impacts, a lead 
agency “must ensure that CEQA analysis stays in step with evolving scientific knowledge and 
state regulatory schemes.”  Cleveland National Forest Foundation v. San Diego Assn. of Gov’ts 
(2017) 3 Cal.5th 497, 519.  To stay in step with evolving scientific knowledge and state policy, 
the Bay Area Quality Management District (“BAAQMD”) updated its previous CEQA GHG 
guidance for buildings this year to require all new projects to be built without natural gas and 
with no inefficient or wasteful energy usage in order to receive a finding of no significant 
impact.2  BAAQMD’s previous 1,100 MT GHG significance threshold was derived from 
Assembly Bill (“AB”) 32’s 2020 GHG reduction targets, but did not reflect later developments, 
such as Senate Bill (“SB”) 32’s requirement to reduce GHGs to 40 percent below 1990 levels by 
2030, nor Executive Order B-55-18’s requirement to achieve carbon neutrality by 2045.3  As 
BAAQMD properly noted in its justifications for its updated GHG threshold, “[f]or California to 
successfully eliminate natural gas usage by 2045, it will need to focus available resources on 
retrofitting existing natural gas infrastructure.  This task will become virtually impossible if we 
continue to build more natural gas infrastructure that will also need to be retrofit within the next 
few years.”4   

Even outside of BAAQMD’s jurisdiction, the analysis supporting its zero-gas threshold 
provides substantial evidence to support an EIR’ s finding of significance, particularly where, as 
here, GHGs are a globally dispersed pollutant.  Indeed, state agencies have made similar findings 
regarding the incompatibility of gas in new construction with achievement of state climate 
requirements.  As the California Energy Commission (“CEC”) determined in its 2018 Integrated 
Energy Policy Report (“IEPR”) Update: 

New construction projects, retrofitting existing buildings, and 
replacing appliances and other energy-consuming equipment 
essentially lock in energy system infrastructure for many years. As 
a result, each new opportunity for truly impactful investment in 
energy efficiency and fuel choice is precious. If the decisions made 
for new buildings result in new and continued fossil fuel use, it 
will be that much more difficult for California to meet its GHG 
emission reduction goals. Parties planning new construction have 

 
2 See BAAQMD, Justification Report: CEQA Thresholds for Evaluating the Significance of Climate 
Impacts from Land Use Projects and Plans, at 11 (Apr. 2022) (“BAAQMD 2022 Update”), 
https://www.baaqmd.gov/~/media/files/planning-and-research/ceqa/ceqa-thresholds-2022/justification-
report-pdf.pdf?la=en.  
3 See BAAQMD, CEQA Guidelines Update, Proposed Thresholds of Significance at 10-22 (Dec 7, 2009), 
http://www.baaqmd.gov/~/media/files/planning-and-research/ceqa/proposed-thresholds-of-significance-
dec-7-09.pdf?la=en (explaining methodology for previous project-level GHG threshold). 
4 Justification Report at 12. 
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the opportunity instead to lock in a zero- or low-carbon emission 
outcome that will persist for decades.5   

Consistent with the CEC’s findings, the California Public Utilities Commission 
(“CPUC”) recently adopted a Decision that would end gas line extension allowances, finding that 
“gas line subsidies encourage gas use by providing incentives to builders to install more gas 
appliances, perpetuating a continued reliance on the gas system both now and over the life of the 
appliance, and offsetting if not reversing any GHG emission reduction benefits secured through 
other decarbonization measures.”6  Accordingly, the CPUC found, subsidies for these new gas 
connections “work against today’s climate goals and conflict[] with SB 32 and 1477.”7  This 
reflects the growing consensus that aggressive electrification will be needed to achieve the 
state’s climate goals.  Indeed, the 2022 Title 24 update already requires heat pumps as a baseline 
for either space or water heating in single-family homes, as well as a heat pump space heating 
standard for new muti-family homes and businesses.8  In addition, any new mixed-fuel single-
family homes must already be electric-ready so they can “easily convert from natural gas to 
electric in the future.”9   

Earthjustice strongly cautions against using approaches to determine the significance of 
Project GHG impacts that involve comparisons against “business-as-usual” emissions or a per 
capita emissions metric.  In Center for Biological Diversity v. Cal. Dept of Fish & Wildlife 
(2015) 62 Cal.4th 204, the California Supreme Court held that determining the significance of 
project GHG impacts by comparing project emissions with emissions under a business-as-usual 
scenario derived from statewide emissions reduction goals under AB 32 lacked substantial 
evidence.  For similar reasons, use of statewide per capita emissions metrics to determine the 
significance of project emissions has also been rejected for the purpose of determining project 
GHG impacts under CEQA.  As the court held in Golden Door Properties LLC, “using a 
statewide criterion requires substantial evidence and reasoned explanation to close the analytical 
gap left by the assumption that the ‘level of effort required in one [statewide] context . . . will 
suffice in the other, a specific land use development.’”  Golden Door Properties LLC v. County 
of San Diego (2018) 27 Cal.App.5th 892, 904 (quoting Center for Biological Diversity, 62 
Cal.4th at 227).  While use of a statewide per capita metric to determine the significance of GHG 
impacts may be useful for a General Plan, which examines collective community emissions of 

 
5 CEC, 2018 Integrated Energy Policy Report Update, Vol. II at 18 (Jan. 2019)(“2018 IEPR Update”), 
https://efiling.energy.ca.gov/getdocument.aspx?tn=226392  
6 D.22-09-026, Phase III Decision Eliminating Gas Line Extension Allowances, Ten-Year Refundable 
Payment Option, and Fifty Percent Discount Payment Option Under Gas Line Extension Rules, at 27 
(Sep. 20, 2022), https://docs.cpuc.ca.gov/PublishedDocs/Published/G000/M496/K987/496987290.PDF.  
7 Id. 
8 See CEC, 2022 Building Energy Efficiency Standards Summary, at 9 (Aug. 2021), 
https://www.energy.ca.gov/sites/default/files/2021-
08/CEC_2022_EnergyCodeUpdateSummary_ADA.pdf. 
9 Id. 
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existing and proposed new development, it is not appropriate for projects that only govern new 
development.   

B. The Energy Impacts of Projects Connecting to the Gas System are 
Significant.  

A key purpose of the evaluation of project energy impacts under CEQA is “decreasing 
reliance on fossil fuels, such as coal, natural gas and oil.”10  Addressing energy impacts of 
proposed projects requires more than mere compliance with Title 24 Building Energy Efficiency 
Standards.11  Including gas hook-ups in new projects, and thereby perpetuating reliance on fossil 
fuels, is contrary to California’s energy objectives and should be considered a significant impact 
under CEQA.   

In addition to the lock-in effect discussed above and its perpetuation of reliance on fossil 
fuel infrastructure, gas appliances are also inherently wasteful because they are significantly less 
efficient than their electric alternatives.  Heat pumps for space and water heating are 
substantially more efficient than their gas counterparts.  Because heat pumps use electricity to 
move heat around rather than creating heat, their efficiency is far greater than 100 percent 
(energy services delivered are much greater than energy input).  For example, gas water heaters 
advertised by Rheem, a major water heating manufacturer, have uniform efficiency factor 
(“UEF”) of 0.58 – 0.83.12  In contrast, Rheem’s heat pump water heaters have UEFs between 3.7 
and 4.0, making them roughly four to seven times more efficient than gas alternatives.13  As 
recognized by the CEC, “[u]sing heat pumps for space and water heating, as well as other uses, is 
cost-effective in the long run simply because electrification technologies can be significantly 
more efficient than natural gas technologies.”14  Given the low inherent efficiencies of gas space 
and water heating as compared to heat pump options, homes that continue to rely on gas cannot 
be reasonably construed as “the wise and efficient use of energy” and therefore result in 
significant energy impacts under CEQA.   

C. The Health/Air Quality Impacts of Projects Connecting to the Gas System 
are Significant. 

CEQA also requires consideration of “health and safety problems” that may result from a 
project’s emissions.15  Indeed, Section III.(d) of Appendix G of the CEQA Guidelines 

 
10 CEQA Guidelines, Appendix F, Sec. I. 
11 See California Clean Energy Committee v. City of Woodland (2014) 225 Cal.App.4th 173, 211. 
12 Rheem, Gas Water Heaters, https://www.rheem.com/products/residential/water-
heating/tank/residential_gas/.  
13 Rheem, Professional Prestige Series ProTerra Hybrid Electric Water Heater with LeakGuard, 
https://www.rheem.com/group/rheem-hybrid-electric-water-heater-professional-prestige-series-hybrid-
electric-water-heater.  
14 2018 IEPR Update at 32. 
15 CEQA Guidelines § 15126.2; see also Sierra Club v. County of Fresno (2018) 6 Cal. 5th 502, 520 
(requiring an EIR to not only discuss air quality impacts and human health impacts separately, but to draw 
a connection between the two segments of information, to “meet CEQA’s requirements.”).  
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specifically asks a lead agency to evaluate if the project would “[e]xpose sensitive receptors to 
substantial pollutant concentrations.”16  The health and safety hazards of gas-burning appliances 
in buildings are well-documented by the California Air Resources Board (“CARB”), the CEC, 
and numerous peer-reviewed academic studies.  In a Board-adopted resolution, CARB 
determined that that “cooking emissions, especially from gas stoves, are associated with 
increased respiratory disease.”17  Children in homes with gas stoves are particularly at risk.  A 
meta-analysis examining the association between gas stoves and childhood asthma found that 
“children in homes with gas stoves have a 42 percent increased risk of experiencing asthma 
symptoms (current asthma)” and “a 24 percent increased risk of ever being diagnosed with 
asthma by a doctor (lifetime asthma).”18  Other health effects observed in children from exposure 
to nitrogen dioxide (“NOx”), which is a byproduct of gas combustion, include cardiovascular 
effects, increased susceptibility to allergens and lung infections, irritated airways and other 
aggravated respiratory symptoms, and learning deficits.19  As found repeatedly by peer-reviewed 
studies, combustion of gas in household appliances produces harmful indoor air pollution, 
including carbon monoxide, nitric oxide and nitrogen dioxide, formaldehyde, acetaldehyde, and 
ultrafine particles, often in excess of the levels set out by the California Ambient Air Quality 
Standards and the National Ambient Air Quality Standards.20  CARB has therefore recognized 
“the conclusion of recent studies that 100 percent electrification of natural gas appliances in 

 
16 CEQA Guidelines, Appendix G, Sec. III(d).  
17 CARB, Combustion Pollutants & Indoor Air Quality, https://perma.cc/J6YH-VVZH (as of March 30, 
2022).  
18 Brady Seals & Andee Krasner, Gas Stoves: Health and Air Quality Impacts and Solutions, Rocky 
Mountain Institute, Physicians for Social Responsibility, and Sierra Club, at 13 (2020), 
https://rmi.org/insight/gas-stoves-pollution-health/. 
19 Id.  
20 See, e.g., Jennifer M. Logue et al., Pollutant Exposures from Natural Gas Cooking Burners: A 
Simulation-Based Assessment for Southern California, 122 Env’t Health Perspectives 43, 43–50 (2014), 
http://dx.doi.org/10.1289/ehp.1306673 (modeling exposure rates for gas stove pollutants and finding that 
“62%, 9%, and 53% of occupants are routinely exposed to NO2, CO, and HCHO levels that exceed acute 
health-based standards and guidelines” and that “reducing pollutant exposures from [gas stoves] should 
be a public health priority.”); John Manuel, A Healthy Home Environment?, 107 Env’tl. Health 
Perspectives 352, 352–57 (1999), https://doi.org/10.1289/ehp.99107a352 (finding that gas furnaces and 
other gas appliances can be sources of unsafe indoor carbon monoxide concentrations); Nasim A. Mullen 
et al., Impact of Natural Gas Appliances on Pollutant Levels in California Homes, Lawrence Berkeley 
Nat’l Lab’y (Dec. 2012), https://eta-
publications.lbl.gov/sites/default/files/impact_of_natural_gas_appliances.pdf (finding that concentrations 
of NO2, NOx, and carbon monoxide were associates with use of gas appliances); Dr. Zhu et al., Effects of 
Residential Gas Appliances on Indoor and Outdoor Air Quality and Public Health in California, UCLA 
Fielding School of Pub. Health, (Apr. 2020), 
https://ucla.app.box.com/s/xyzt8jc1ixnetiv0269qe704wu0ihif7 (finding that gas combustion appliances 
are associated with higher concentrations of NO2, NOx, CO, fine particulate matter, and formaldehyde in 
indoor air, and discussing the health impacts of acute and chronic exposure to each pollutant). 
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California would result in significant health benefits.”21  Accordingly, projects that permit gas 
appliances such as stoves have significant air quality impacts under CEQA.  

Gas appliances contribute to indoor air pollution even when they are not turned on.  A 
recent study sampling the gas supply to home appliances also found additional harmful 
pollutants present, including the Hazardous Air Pollutants benzene and hexane in 95% and 98% 
of samples, respectively, among others.22  These pollutants have serious health impacts, 
particularly given that residential appliances can last for upwards of ten years, and residents may 
be repeatedly exposed to their pollution multiple times daily.  For example, in addition to being a 
known carcinogen, non-cancer long-term health effects of exposure to benzene include “harmful 
effects on the bone marrow,” “excessive bleeding,” and can compromise the immune system.23  
Similarly, “[c]hronic inhalation exposure to hexane is associated with sensorimotor 
polyneuropathy in humans, with numbness in the extremities, muscular weakness, blurred vision, 
headache, and fatigue,” and animal studies have shown “pulmonary lesions” as well as damage 
to reproductive organs following chronic inhalation exposure.24  These pollutants were present in 
the gas supplied to home appliances prior to combustion, and a 2022 study also found that most 
gas stoves leak supply gas “continuously” even while turned off.25   

 

II. Building Electrification is Feasible and Effective Mitigation to Reduce Project 
GHG, Energy, and Health Impacts.  
A lead agency may not lawfully approve a project where “there are feasible alternatives 

or feasible mitigation measures available which would substantially lessen [its] significant 
environmental effects.”26 Only when feasible mitigation measures have been exhausted may an 
agency find that overriding considerations exist that outweigh the significant environmental 
effects. 27  This mandate—to avoid, minimize and mitigate significant adverse effects where 
feasible—has been described as the “most important” provision of the law.28 

 
21 CARB Resolution 20-32, California Indoor Air Quality Program Update, at 2 (Nov. 19, 2020), 
https://ww3.arb.ca.gov/board/res/2020/res20-32.pdf. 
22 Drew R. Michanowicz et al., Home is Where the Pipeline Ends: Characterization of Volatile Organic 
Compounds Present in Natural Gas at the Point of the Residential End User, Environ. Sci. Technol. 
2022, 56, 10258–10268 at 10262 (Jun. 2022), https://pubs.acs.org/doi/pdf/10.1021/acs.est.1c08298.  
23 See Centers for Disease Control and Prevention, Facts about Benzene, 
https://emergency.cdc.gov/agent/benzene/basics/facts.asp#:~:text=(Long%2Dterm%20exposure%20mean
s%20exposure,increasing%20the%20chance%20for%20infection. 
24 U.S. Env. Prot. Agency, Hexane, https://www.epa.gov/sites/default/files/2016-
09/documents/hexane.pdf.  
25 Eric D. Lebel, et al., Methane and NOx Emissions from Natural Gas Stoves, Cooktops, and Ovens in 
Residential Homes, Environ. Sci. Technol. 2022, 56, 4, at 2534 (Jan. 27, 2022), 
https://doi.org/10.1021/acs.est.1c04707.  
26 Pub. Res. Code § 21002.   
27 Id. § 21081; see also CEQA Guidelines 15091(a). 
28 Sierra Club v. Gilroy City Council, 222 Cal. App. 3d 30, 41 (1990). 
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Eliminating natural gas use in new buildings is feasible mitigation that will substantially 
lessen the Project’s GHG, energy, and air quality/health impacts.  For example, in Residential 
Building Electrification in California, Energy and Environmental Economics (“E3”) determined 
that “electrification is found to reduce total greenhouse gas emissions in single family homes by 
approximately 30 to 60 percent in 2020, relative to a natural gas-fueled home.”29  Moreover, 
“[a]s the carbon intensity of the grid decreases over time, these savings are estimated to increase 
to approximately 80 to 90 percent by 2050, including the impacts of upstream methane leakage 
and refrigerant gas leakage from air conditioners and heat pumps.”30  As shown in the graph 
below, the GHG savings from heat pumps are substantial today and will only increase as 
California continues to decarbonize its grid as required under SB 100.  

31 

In contrast, because gas appliance will generate the same level of pollution over their 
lifetime, their emissions relative to electric alternatives will increase over time and increasingly 
interfere with achievement of California’s climate objectives.  

Numerous local jurisdictions have also adopted all-electric building policies for a variety 
of building types, demonstrating the feasibility of all-electric new construction.  For example, 
San Francisco adopted an ordinance effective June 2021 prohibiting gas in new construction for 

 
29 E3, Residential Building Electrification in California, at iv (Apr. 2019), https://www.ethree.com/wp-
content/uploads/2019/04/E3_Residential_Building_Electrification_in_California_April_2019.pdf.  
30 Id.  
31Amber Mahone et al., What If Efficiency Goals Were Carbon Goals, at 9-7, American Council for an 
Energy-Efficient Economy (2016),  https://aceee.org/files/proceedings/2016/data/papers/9_284.pdf.   
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all building types, with narrow exceptions.32  Several other California municipalities have 
adopted similar legislation, including Berkeley, San Luis Obispo, and Half Moon Bay, and the 
City of Los Angeles is close behind.33 

All-electric new construction is also a feasible mitigation measure to avoid the health 
impacts of gas, particularly the indoor air pollution impacts in residential buildings.  For 
example, Marin Clean Energy developed its Low-Income Families and Tenants (“LIFT”) Pilot 
Program to reduce energy burdens and improve quality of life for residents in income-qualified 
multifamily properties through energy efficiency, electrification, and health, safety, and comfort 
upgrades.34  An evaluation of the LIFT Pilot found that on a per dwelling basis, participants who 
received heat pump replacements for gas or propane heating equipment saw reductions of 
greenhouse gases by over one ton of CO2 per dwelling, NOx reductions of close to 1 pound, and 
carbon monoxide reductions of more than 2 pounds.35  Notably, because the national health and 
safety limit for carbon monoxide is 1 pound annually, residents had been living with unsafe 
carbon monoxide levels. Heat pump installation virtually eliminated this pollution source.36  In 
addition to direct health benefits from reduced pollution, tenants reported increased comfort, 
with “indoor air temperature being just right even on very hot days,” better air quality and 
reduced noise.37  Electrifying gas end uses in buildings demonstrably mitigates not only building 
emissions but their associated health and safety impacts.  

All-electric building design is also economically feasible under CEQA.  When 
considering economic feasibility of alternatives under CEQA, courts consider “whether the 
marginal costs of the alternative as compared to the cost of the proposed project are so great that 

 
32 San Francisco Building Code § 106A.1.17.1, 
https://codelibrary.amlegal.com/codes/san_francisco/latest/sf_building/0-0-0-92027.  
33 See, e.g., San Luis Obispo Ordinance No. 1717, 
http://opengov.slocity.org/WebLink/DocView.aspx?id=162695&dbid=0&repo=CityClerk, (prohibiting 
natural gas in new construction effective January 1, 2023, with narrow commercial availability and 
viability exceptions); Los Angeles City Council Motion, 
https://drive.google.com/file/d/1KLrBqAT2sj2sQJjD2NKGTME8WX5ZEn_9/view, (directing Los 
Angeles city agencies to develop a plan within six months that will “require all new residential and 
commercial buildings in Los Angeles to be built so that they will achieve zero-carbon emissions,” to be 
effective January 1, 2023); Half Moon Bay Municipal Code § 14.06.030, 
https://www.codepublishing.com/CA/HalfMoonBay/#!/HalfMoonBay14/HalfMoonBay1406.html#14.06.
030, (requiring all-electric construction for all new buildings, effective March 17, 2022).  See also Sierra 
Club, California’s Cities Lead the Way on Pollution-Free Homes and Buildings, 
https://www.sierraclub.org/articles/2021/07/californias-cities-lead-way-pollution-free-homes-and-
buildings, (running list of California municipalities with gas-free buildings commitments and 
electrification building codes). 
34 DNV, MCE Low-Income Families and Tenants Pilot Program Evaluation at 1 (Aug 5. 2021) 
https://www.mcecleanenergy.org/wp-content/uploads/2021/07/MCE-Low-Income-Families-and-Tenants-
Pilot-Program-Evaluation.pdf. 
35 Id. at 28. 
36 Id. at 29. 
37 Id. at 4, 35 (Aug 5. 2021) https://www.mcecleanenergy.org/wp-content/uploads/2021/07/MCE-Low-
Income-Families-and-Tenants-Pilot-Program-Evaluation.pdf. 
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a reasonably prudent [person] would not proceed with the [altered project].”38  That is, even if an 
alternative is more expensive than the original plan, “[t]he fact that an alternative may be more 
expensive or less profitable is not sufficient to show that the alternative is financially 
infeasible.”39  

All-electric building design for new construction is indisputably financially feasible 
because it is now cheaper than mixed-fuel construction.40  The CEC has found that capital costs 
for all-electric single family homes are “several thousand dollars less expensive than mixed-fuel 
homes.”41  For mid-rise multi-family homes, “[a]n average reduction of $3,300 per unit was 
found” by avoiding the costs of gas piping, venting, and trenching to connect to the gas system.42  
Indeed, as noted in Redwood Energy’s A Zero Emissions All-Electric Multifamily Construction 
Guide,  “[i]n the downtown of a city like Los Angeles, just trenching and piping gas to an 
apartment building in a busy street can cost $140,000.”43  Moreover, there are additional 
embedded savings from faster build-out (related to not having to install gas plumbing and piping 
inside of the home), and by installing one heat pump instead of a separate furnace and air 
conditioning.  As the CPUC is eliminating gas line extension allowances for all customer classes 
starting in July 2023, the infrastructure buildout to support gas hookups will raise costs of 
projects connecting to the gas system even more than before, when line extensions were 
subsidized.44  Additionally, as discussed above, the 2022 update to the Title 24 Building Code 
already requires heat pumps as a baseline for space or water heating, and requires panel upgrades 
and other space modifications in any new mixed-fuel homes to ensure they are electric-ready 
when they inevitably convert to all-electric.45  As a result, mixed-fuel design in new construction 

 
38 SPRAWLDEF v. San Francisco Bay Conservation and Development Comm’n (2014) 226 Cal. App. 4th 
905, 918 (citing Uphold Our Heritage v. Town of Woodside (2007) 147 Cal. App. 4th 587, 600). 
39 Id. (citing Center for Biological Diversity v. Cty. of San Bernardino (2010) 185 Cal. App. 4th 866, 
833). 
40 See CARB, Draft 2022 Scoping Plan, Appendix F: Building Decarbonization, at 14–15 (May 2022) 
(finding that “all-electric new construction is one of the most cost-effective near-term applications for 
building decarbonization efforts,” and that all-electric new construction is crucial in particular because “it 
is less costly to build, avoids new pipeline costs to ratepayers, and avoids expensive retrofits later.”), 
https://ww2.arb.ca.gov/sites/default/files/2022-05/2022-draft-sp-appendix-f-building-decarbonization.pdf.  
41 See CEC, Final 2021 Integrated Energy Policy Report Volume I: Building Decarbonization at 89 (Feb. 
2022), https://efiling.energy.ca.gov/GetDocument.aspx?tn=241599, (citing E3, Residential Building 
Electrification in California: Consumer Economics, Greenhouse Gases and Grid Impacts, 
https://www.ethree.com/wp-
content/uploads/2019/04/E3_Residential_Building_Electrification_in_California_April_2019.pdf.). 
42 CEC, California Building Decarbonization Assessment, at 83 (Aug. 13, 2021) (“CEC Building 
Decarbonization Assessment”), https://efiling.energy.ca.gov/GetDocument.aspx?tn=239311.  
43 Redwood Energy, A Zero Emissions All-Electric Multifamily Construction Guide at 2 (2019), 
https://fossilfreebuildings.org/ElectricMFGuide.pdf  
44 R. 19-01-011, Phase III Decision Eliminating Gas Line Extension Allowances, Ten-Year Refundable 
Payment Option, and Fifty Percent Discount Payment Option Under Gas Line Extension Rules, (Aug. 8, 
2022), https://docs.cpuc.ca.gov/PublishedDocs/Efile/G000/M496/K415/496415627.PDF. 
45 See CEC, 2022 Building Energy Efficiency Standards Summary, at 9 (Aug. 2021), 
https://www.energy.ca.gov/sites/default/files/2021-
08/CEC_2022_EnergyCodeUpdateSummary_ADA.pdf.  
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is likely less financially feasible than all-electric design, in addition to imposing significant 
GHG, energy, and health impacts.  

Now is the critical window for the City to jump-start this transition away from gas to 
clean energy buildings.  CEQA is an essential vehicle to take all feasible action to reduce GHGs 
and limit further expansion of gas infrastructure.  To comply with CEQA, we urge incorporation 
of all-electric building design into the Project.   

Please contact Rebecca Barker at rbarker@earthjustice.org, and Matt Vespa at 
mvespa@earthjustice.org with any questions or concerns, and please include each of us in future 
notifications on the Project’s development.   
 
Sincerely, 

Matt Vespa 
Senior Attorney 
Earthjustice  
50 California Street, Suite 500 
San Francisco, CA 94111 
Email: mvespa@earthjustice.org 
Telephone: (415) 217-2123 

 

Rebecca Barker 
Associate Attorney 
Earthjustice 
50 California Street, Suite 500 
San Francisco, CA 94111 
Email: rbarker@earthjustice.org  
Telephone: (415) 217-2056 
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Brian Fennessy, Fire Chief                         (714) 573-6000                           www.ocfa.org 

 

 

 

 

Serving the Cities of: Aliso Viejo • Buena Park • Cypress • Dana Point • Garden Grove • Irvine • Laguna Hills • Laguna Niguel • Laguna Woods 

Lake Forest • La Palma • Los Alamitos • Mission Viejo • Rancho Santa Margarita •San Clemente • San Juan Capistrano • Santa Ana  

Seal Beach • Stanton • Tustin • Villa Park • Westminster • Yorba Linda • and Unincorporated Areas of Orange County 

 

RESIDENTIAL SPRINKLERS AND SMOKE ALARMS SAVE LIVES 

October 5, 2022 

 

Tom Oliver, Associate Planner 

City of Los Alamitos Planning Division 

3191 Katella Avenue 

Los Alamitos, CA 90720 

Email: toliver@cityoflosalamitos.org 

(562) 431-3538, Ext. 300  

 

 

Subject:  Notice of Preparation (NOP) of a Draft Environmental Impact Report (DEIR) and 

Scoping Meeting for 4665 Lampson Avenue Project 

 

 

Dear Tom Oliver: 

 

Thank you for the opportunity to review the subject document.  The Orange County Fire 

Authority (OCFA) provides fire protection and emergency medical services response to 23 

cities in Orange County and all unincorporated areas. OCFA protects over 1.9 million 

residents via 77 fire stations throughout Orange County, one (1) within Los Alamitos, 

which includes the project area.  Services include: structural fire protection, emergency 

medical and rescue services, education and hazardous material response.  OCFA also 

participates in disaster planning as it relates to emergency operations, which includes high 

occupant areas and school sites and may participate in community disaster drills planned 

by others. Resources are deployed based upon a regional service delivery system, assigning 

personnel and equipment to emergency incidents without regard to jurisdictional 

boundaries.  The equipment used by the department has the versatility to respond to both 

urban and wildland emergency conditions.   

 

This project would be served by OCFA Fire Station 48. Currently OCFA Fire Station 48 

houses Paramedic Engine 48 which responds to an average of 2,495 calls per year. This 

call volume is expected to increase with the completion of this residential use project (55 

homes, 114 townhomes, and 77 apartment homes). 



October 5, 2022     Notice of Preparation (NOP) For 4665 Lampson Avenue 

Page 2 

 

 
 

 

OCFA’s comments regarding this project, are as follows:  

• The project is subject to review by the City and the OCFA for various construction 

document plan checks for the applicable fire life safety codes and regulations. The project 

will be subject to the current editions of the California Building Code (CBC), California 

Fire Code (CFC), and related codes.  

• All traffic signals on public access ways should include the installation of optical 

preemption devices. 

• Structures of this size and occupancy are required to have automatic fire sprinkler systems 

designed per NFPA 13 as required in the current CBC, CFC.  

• A water supply system to supply fire hydrants and automatic fire sprinkler systems is 

required.  Fire flow and hydrant spacing shall meet the minimums identified in the codes. 

• New hydrants installed during the project will be public fire hydrants. 

• Fire department access shall be provided all around the buildings. 

• It is unlawful to occupy any portions of this building until the City building department 

and OCFA have conducted final inspection and sign off. 

• As a condition of approval, the site developer shall enter into a Secured Fire Protection 

Agreement with the Orange County Fire Authority. This Agreement shall specify the 

developer’s pro-rata fair share funding of capital improvements necessary to establish 

adequate fire protection facilities and equipment, and/or personnel.   

 

In addition, we would like to point out that all standard conditions regarding the Project 

Development, road grades/slopes and width, access, building materials, and the like will be applied 

to this project at the time of plan submittal. Thank you for providing us with this information.  

Please contact me at 714-573-6253 if you have any questions. 

 

 

Sincerely, 

 

 

 

 

 

Robert J Distaso PE, Fire Safety Engineer, Planning and Development   

robertdistaso@ocfa.org 

www.ocfa.org 







about noise from soccer Saturdays and the dog park, noise impacts should be studied and 
if necessary, mitigation measures proposed.  The noise study should be conducted to 
include all hours of the day on Saturdays when whistles, loud voices, cheering and other 
noises are made.

Thank you for your consideration.

Sincerely,
Anthony Aboseif





















From:
To: Tom Oliver; Shelley Hasselbrink; Tanya Doby; Mark Chirco; Jordan Nefulda; jkalmick@sealbeachca.gov;

mvaripapa@sealbeachca.gov; tmoore@sealbeachca.gov; ssustarsic@sealbeachca.gov;
smassalavitt@sealbeachca.gov

Subject: The Lampson Project
Date: Tuesday, November 1, 2022 9:35:49 AM

Hello Los Alamitos and Seal Beach Representatives,

I am aware of the project that is in the works for the WestEd building location at 4665
Lampson Avenue.

I am against the proposal  for many safety reasons. Making a turn on Lampson is often
dangerous with the speed of cars and this is how I enter my own neighborhood in CPE.
Lampson has had many serious accidents and that turn at Heather and Candleberry have had
some critical injuries just in the past couple of years as well as deaths in prior years.

The wording "high density" sets off all kinds of alarms in my head for this space. The project
should be scaled down to have parks included and definitely address the safety issues. From
what I have seen it will create parking issues in my own  neighborhood. I cannot imagine the
daily traffic that will be added onto what we already encounter just trying to get to work and
school in the AM.

I will be at the meetings to hear all about what is happening across the street from my
neighborhood.
Thank you for your time,
Barbara Boyer









conclusion was that this high-density affordable housing build would be a first of a 
kind for this developer. The impacts of this development that they would be unable 
to quantify based on the unique location of the proposed development. 

 

I understand that Lampson Ave. is technically considered a "commercial corridor," 
but the reality is that this area is a residential area, surrounded by two golf courses. 
First, there is no street parking on Lampson Ave. Second, Lampson Ave. is a two-
lane highway, with many curves and only one sidewalk. Lastly, the area of the 
proposal is not walkable or safe for bicyclists (little to non-existent bike lanes). 
Furthermore, Lampson Ave. is already overused and underdeveloped to handle 
additional vehicles. 

 

After my meetings with the developers and reviewing the proposed plans, I have 
identified many potential negative impacts on the communities surrounding the 
proposed development at 4665 Lampson Ave. I will address those potential 
negative environmental impacts and require and answer to each of the following 
concerns:

 

Traffic
 

I believe there will be approximately 500 plus vehicles that will be utilized by 
residents of the project, based on the potential occupancy levels, which I will 
describe later in this email. I will specifically address the potential impacts the 
additional vehicles will have on Lampson Ave. 

 

1)          Lampson Ave. is a two-lane east/west asphalt street with a posted speed 
limit of 45 MPH. Between Seal Beach Blvd. and Valley View Ave. on 
Lampson Ave. there are six curves, which decreases visibility and braking 
reaction times for drivers approaching intersections on Lampson Ave. In the 
past, there have been many traffic collisions on Lampson Ave. between Seal 
Beach Blvd. and Valley View St. Many of these collisions have occurred at 
intersections with drivers making U-turns from westbound Lampson Ave. to 
eastbound Lampson Ave. In addition to the curves in the roadway, there are 
raised center medians with large trees and boulders, which also decreases 
visibility of drivers. Due to these trees and boulders, vehicles traveling 
eastbound Lampson Ave. approaching Candleberry Ave. and Heather Dr. 
have reduced visibility of vehicles traveling westbound on Lampson Ave. 
Based on the fact that vehicles exiting the project must make right turns out 
of the project, vehicles will be forced to make U-turns at either Basswood St., 
Candleberry Ave., and Heather Dr. if the drivers wants to travel to Valley 
View St. They will likely make U-turns at the three aforementioned 
intersections to drive towards Valley View St. Based on the speed limit of 45 



MPH on Lampson Ave., the curves on the roadway, the reduced visibility 
from the boulders and trees in the center medians, I believe the added 
vehicles will be a safety hazard and will result in additional traffic collisions. I 
am requesting technical studies on the braking reaction times for vehicles 
traveling eastbound Lampson Ave. at the intersections of Basswood St., 
Candleberry Ave. and Heather Dr. I would like the study to address any 
additional traffic control signals devices or modifications needed to the 
existing devices.

 

2)          During the morning hours, traffic becomes heavily congested for vehicles 
traveling westbound Lampson Ave. at the intersection of Seal Beach Blvd. In 
this area, there are two dedicated left turn lanes and one dedicated right turn 
lane for vehicular traffic intending to turn northbound or southbound Seal 
Beach Blvd. Just south of Lampson Ave. at Seal Beach Blvd. is the 405 
Freeway. With the additional traffic intending on traveling to the 405 freeway, 
I am concerned about the two-left turn lanes on Lampson Ave. at Seal Beach 
Blvd. will not have the capacity to handle the additional vehicles. There will 
be additional congestion in the two dedicated left turn lanes for vehicles 
traveling to the 405 Freeway. 

 

Also, many of the residents of the development will have young kids, who will 
attend schools in the Los Alamitos Unified School District. The schools are 
located in the cities of either Rossmoor, Los Alamitos, or Seal Beach. In 
order to transport their children, they will need to travel westbound on 
Lampson Ave. towards Seal Beach Blvd. The new residents will increase the 
traffic congestion during the morning hours. Based on the fact that only one 
elementary school is located south of Lampson Ave. and the fact that the 
other five elementary schools, two middle schools, and one high school are 
located north of Lampson Ave., drivers will most likely travel northbound on 
Seal Beach Blvd. from Lampson Ave. The already congested one dedicated 
right turn lane westbound Lampson Ave. at Seal Beach Blvd. will become 
increasingly congested.  I believe a second dedicated right turn lane should 
be added to handle the addition vehicles making right turns onto northbound 
Seal Beach Blvd. I am requesting a technical study on the phasing of the 
traffic control devices at Lampson Ave. and Seal Beach Blvd. and whether a 
right turn lane should be added. 

Lastly, the vehicles stopped in the westbound lanes of Lampson Ave. in the 
right turn lane at Seal Beach Blvd. frequently back up to the intersection 
Lampson Ave. and Old Ranch Plaza. This additional traffic would impact the 
intersection of Lampson Ave. and Old Ranch Plaza. I am requesting a 
technical traffic times study of the traffic control devices at the intersection of 
Old Ranch Plaza and Lampson Ave. and would like to know what changes or 
modifications to these traffic control devices would be.

 



3)         In the morning and afternoon hours, traffic from southbound Seal Beach 
Blvd. to eastbound Lampson Ave. is often congested. There are two 
dedicated left turn lanes at this location. I am concerned that traffic will be 
backed up to St. Cloud Dr. and cause a safety issue for those at the 
intersection of Seal Beach Blvd. and St. Cloud Dr. I do not believe the two 
dedicated left turn lanes are sufficient for the influx of vehicles wanting to 
make a left turn onto eastbound Lampson Ave. in the mornings and 
afternoons. I am requesting a study of the traffic control devices at 
southbound Seal Beach Blvd. at Lampson Ave. and additional lanes or 
modifications to the traffic control devices. I believe the two-way left turn 
lanes need to be lengthened to handle the additional vehicles making left 
turns.

 

4)     Lampson Ave. is a two-lane highway in each direction between Seal 
Beach Blvd. and Valley View Dr. The marked bicycle lanes have a width of a 
few feet to non-existent in some locations. I am concerned that the additional 
traffic from the development will be a safety hazard for bicycles traveling on 
Lampson Ave. in the bicycle lane. I do not believe that the bicycle lanes are 
safe to use and should not be considered as a transportation source for new 
residents at the proposed development.

 

5)           Lampson Ave. only has a narrow sidewalk on the south side of the 
street on Lampson Ave. between Seal Beach Blvd. and Tulip Dr., with the 
exception of a sidewalk on the north side in front of the proposed 
development. I am concerned about pedestrians crossing Lampson Ave. to 
walk to Heather Park in Seal Beach. The development does not have a 
planned park and Arbor Park does not have any play structures. It is likely 
that residents will use Heather Park as their primary recreational activity 
location. In addition, California's “jaywalking” law will change in January of 
2023 and allow for people to cross any street, as long as they 
safely cross, without impeding vehicular traffic. I believe this will lead 
pedestrians crossing from the development to cross Lampson Ave. outside of 
the crosswalk. I am concerned that with the decreased visibility of drivers 
traveling eastbound Lampson Ave. due to the curves in the roadway, as well 
as the boulders and trees in the center medians, there will be an increase in 
pedestrian injuries /fatalities.  I am requesting a study on the impact of foot 
traffic on Lampson Ave. due to the development. I also would like a sidewalk 
added to the north side of Lampson Ave. between Seal Beach Blvd. and 
Tulip Dr.

 

6)  Valley View St. is a major arterial highway, which intersects with Lampson 
Ave. and this intersection is located east of the development. The eastbound 
Lanes of Lampson Ave. already become congested at the intersection. 
Eastbound Lampson Ave. at Valley View St. consist of two dedicated straight 



lanes for eastbound traffic and one dedicated left turn lane for vehicles 
traveling northbound Valley View St. Based on the additional added vehicles 
of the development, I am requesting a technical study on the traffic signal 
time and where additional traffic signal devices need to be added or modified. 
Also, based on the additional traffic will add congestion to the number two 
lane of eastbound Lampson Ave. at Valley View St. Vehicle intending on 
traveling southbound Valley View St. in order to drive to the 405 Freeway / 
22 Freeway will be slowed. I am requesting a dedicated right turn lane be 
added in this area for vehicles making a right turn from Lampson Ave. to 
southbound Valley View Dr.

7)  Vehicles leaving the project intending to travel to Valley View St. will take 
the quickest route possible. Many vehicles traveling eastbound Lampson Ave. 
towards Valley View St. currently make a right turn onto Blackmer St. and to 
cut through the residential neighborhood to reach Valley View St. The 
vehicles will exit on Cerulean Ave. or Tiffany Ave. (Garden Grove) to Valley 
View Dr. in order to bypass traffic congestion on eastbound Lampson Ave. at 
Valley View Dr. I believe the additional vehicles from the development will 
impact the safety of the following street in Garden Grove: Blackmer St., 
Trinette Ave., Cerulean Ave. Tunstall St., St. Mark St., and Tiffany Ave. 
Based on the additional vehicle cut through traffic, I am requesting a 
technical traffic study on the aforementioned streets in Garden Grove.

Parking

 

In addition to traffic issues, below I have broken down the potential occupancy of 
the apartment development, as well as the cluster/townhomes development.

 
Apartment Occupancy                     

Quantity       Occupancy   Minimum     Maximum
77 total units                                                                    

(1)      bedrooms               36                       1-3 people           
36                       108

(2)      bedrooms               20                        2-5people           
40                       100

(3)      bedrooms               21                        3-7people          63                        
147

Total:                               77                                                      139 
               355       
 
Possible registered occupants range is 139-355 residents in only 77 apartment 



units.
 
Lack of parking:

-                  98 parking spots for between 139-355 residents.

-                  30 assigned garages and 68 open parking spaces (first come, first serve)

Conclusion: The lack of parking will lead to residents and guests parking in CPE 
and surrounding communities. There is no parking on Lampson Ave.

 
Cluster and Town Homes Occupancy
Cluster Homes
55 total units/ 220 total bedrooms
Townhomes
114 units / 321 bedrooms
 
Lack of parking:

-                  54 driveways

-                  90 open parking spaces

-                  338 garage spaces

Conclusion: There is no street parking in the proposed neighborhood and garages 
many times are not used for parking. Enforcement of using garages would have to 
be carried out by the planned HOA for the cluster and townhouse communities. 
HOA’s are ineffective in enforcing people to keep their garages open for parking. 
Many of the vehicles will be parking in CPE and surrounding communities. The lack 
of parking will not impact the City of Los Alamitos, but will impact residents of Seal 
Beach (CPE).
 
I believe that based on the number of occupants in these developments and the 
limited amount of planned parking, there will be approximately 250 plus vehicles 
parked on CPE streets on a daily/nightly basis. This lack of parking will increase 
vehicular traffic on the streets of CPE. I would like a comprehensive study on the 
potential occupancy of both developments and how many vehicles would be 
associated with the residents. The additional vehicles parking in the streets nightly 
will have an impact on roadways in CPE. I would like a technical study of how the 
extra vehicular traffic from the development will have cause wear and tear of the 
streets within CPE and Lampson Ave.
 
Parks
 
The proposed development only has a 14,000 open area for recreational activities. 
There are no play structures proposed except for a “tot lot” in the apartment building 
Arbor Park has open fields and a dog park, but no play equipment. Without a park 



being built in the community, Heather Park across the street from the development 
will be heavily impacted. Heather Park is the most used park in CPE. The additional 
residents in the proposed development will primarily utilize Heather Park, making an 
aging and overused park more crowded. Due to the lack of parking in the 
development, many of those vehicles will take up the street parking surrounding 
Heather Park, restricting access to Heather Park by CPE residents.
 
Parking spaces at Arbor Park will also be used by residents and guests of the 
development rather than visitors of Arbor Park and the dog park. 
 
I am requesting a technical study on the impact of parking at Arbor Park, which will 
be impacted by the development and restrict park use.
 
Public Service
 
The development is located in the City of Los Alamitos, which is located far away 
from the Los Alamitos Police Department. The distance from the Los Alamitos 
Police Department will decrease response time for the residents in the proposed 
development. In addition, the Los Alamitos Police Department (LAPD) and the Seal 
Beach Police Department (SBPD) utilize the same radio frequency and respond to 
each other’s calls for service. I believe that the Seal Beach Police Department will 
be utilized to respond to priority calls to the development in Los Alamitos and 
decrease the service level to Seal Beach residents. I am requesting a technical 
study of the impact the development will have on the SBPD services being 
deployed to the development to assist LAPD.
 
Residents of the development will be parking on CPE streets in the daytime and 
overnight hours due to the lack of parking in the development. SBPD will have 
increased calls for service from residents regarding illegally parked vehicles. These 
increased service call volumes will decrease the capacity of SBPD to respond to 
priority calls in the City of Seal Beach. I would like a technical study on whether 
additional police officers will need to be hired by the Seal Beach Police Department.
 
The Orange County Fire Department (OCFA) services many cities in Orange 
County, including Los Alamitos, Rossmoor and Seal Beach. The closest OCFA 
station is at Seal Beach Blvd. and Beverly Manor (Station 48). This station primarily 
services Leisure World, which is a large senior community, which places a high 
demand on this fire station. With the addition of approximately 800 residents in the 
development, the services from OCFA will be strained and residents of CPE and the 
surrounding communities will be impacted. Additional response time to Leisure 
World and their elderly population will be decreased because of the reallocation of 
service calls to the development. The next closest OCFA fire station is in Los 
Alamitos, which primarily services Los Alamitos and Rossmoor. I am requesting a 
technical study on the impact of the additional residents and the response times of 
the OCFA to the proposed development residents and residents of CPE and Leisure 
World.
 



Road impacts from heavy equipment

 
The City of Seal Beach prohibits trucks with a gross vehicle weight over 6,000 
pounds from traveling on Lampson Ave., with limited exceptions. This prohibition is 
due to the damage heavy vehicles can do to the roadway. I would like this weight 
limit to be enforced during the demolition and construction of the proposed 
development. I would like a comprehensive study of how the developer would 
manage the demolition, removal of debris, and transportation of construction 
equipment and materials. This study should include the impact of the heavy 
equipment and loads will have to the integrity of Lampson Ave.
 

 Construction Noise and road closure

The backyards of the homes on Ironwood Ave. directly across from the 
development will be severely impacted by construction noise and excess debris 
(dirt). The cinder block walls along the Lampson Ave between the sidewalk and 
their residents are short and need to be reconstructed to decrease the impact of 
construction noise. The residents between 4509 Ironwood Ave. and 4701 Ironwood 
Ave. will be impacted and need to have their cinder block walls rebuild higher. I am 
also requesting a technical study on the construction decibel noise levels and the 
impact on the Ironwood Ave. resident’s health. What will be in place to monitor the 
decibel levels during construction?

Due to the road closures during the construction there will be an increase in cut 
through traffic in the CPE neighborhood. Lampson is only a two lane highway 
situated between to major arterial highways (Valley View St. and Seal Beach Blvd.). 
If there is construction and lane closures on Lampson Ave. vehicles cut through 
CPE and Garden Grove to reach Valley View St. or Seal Beach Blvd.This cut 
through traffic will decrease the safety of CPE  and Garden Grove residents. I 
would like a study on cut through traffic in CPE and Garden Grove from 
construction on Lampson Ave. 

 

Aesthetics

The front of the development directly off of Lampson Ave. will be two-stories high. 
Then all of the other residences will be three stories high. The affordable apartment 
building will be 3 stories high facing Lampson Ave. Based on the height of the 
construction and the low cinderblock walls of residents on Ironwood Ave. there will 
be several impacts to their environment. 

One impact will be on the glare from the sun, which is overhead to the south in the 
afternoon. This will cause a bright glare from the reflection off the windows of the 
two and three story building of the development into the residents located between 
4509 Ironwood Ave. and 4701 Ironwood Ave. I am requesting a technical study of 



the impact of the angle of the sun and the potential glare from the developments 
residents and the Ironwood Ave. residents.

Secondly, the height of the two and three-story construction of the development and 
the short cinder block walls will lead to a lack of privacy for the Ironwood Ave. 
residents. I am requesting a visual simulation from the residents between 4509 
Ironwood Ave. and 4701 Ironwood Ave.

Rodents

During large construction projects rodents are dispersed into nearby residential 
neighborhoods. What are the plans to control and abate the influx of rodents in the 
Los Alamitos (Parkewood), CPE, and Garden Grove neighborhoods? Rodent 
displacement occurs during the excavation portion of the development, construction 
phase, and at the completion of the construction. I am requesting a comprehensive 
study on the rodent population in the development and the impacts to the 
surrounding communities.

 

Wildlife

The Joint Forces Training Base (JFTB) is home to a large coyote and rabbit 
population. I am concerned about the developments impact on their eco-system and 
I am requesting a technical study on the construction of the development and the 
impacts to the coyote and rabbit population on JFTB, which is located adjacent to 
the development.

Lighting

There is limited lighting on Lampson Ave. between Valley View St. and Seal Beach 
Blvd., with limited public transportation in the area of the development. There is a 
sidewalk in front of the development on the north side of Lampson Ave., but not 
east and west of the development. The sidewalk on the south side of Lampson is 
small, with limited lighting. Based on the need for residents of the new development 
to walk across Lampson or ride their bicycle in limited bicycle lanes, I am requesting 
a technical study on the street lighting in the area.

 

Thank you for listening to my concerns regarding this development and I look 
forward to answers to my issues and concerns, including the studies to lessen the 
impacts of this development.

 

Please feel to contact me with any questions:







Thank you for reading and taking these items into consideration!
Mica Brandt 

 
 
 

















Project Planner in Los Alamitos, 
 
I am writing to you today regarding the proposed housing and low income 
apartment project at the old West Ed site on Lampson between Rose and 
Heather. 
 
Many days I wait in the long line of cars trying to make a right onto Seal Beach 
Blvd from Lampson. The additional traffic coming in and out of this 
development on Seal Beach Blvd will be horrendous.  People will start cutting 
through College Park East especially on Heather, Elder, Ironwood, 
Candleberry to Lampson.  These intersections are already dangerous with 
speed and rolling stops. Where is the impact study for this project? 
 
Also, what will happen to all the children that use the park behind West Ed for 
soccer, I believe there are hundreds of kids that use the park.   
 
Aren’t our schools already at capacity?  Are we going to start using bungalows 
for our children? 
 
This project just means more congestion, not quality for our community. 
 
From a concerned resident in College Park East 
Cheryl Campbell 
 
 



         
         
        October 29, 2022 
 
 
 
 
 
Mr. Tom Oliver, Associate Planner 
City of Los Alamitos Planning Division 
3191 Katella Avenue 
Los Alamitos, CA 90720 
 
Ref:  NOP for 4556 Lampson Avenue 
 
Dear Mr. Oliver: 
 
Thank you for the opportunity to respond to the impacts of this project.  As someone whose 
home is backed up to Lampson Avenue and who lives approximately 200 feet from Heather 
Street, I am obviously very concerned about some of the impacts, specifically, traffic, noise 
and parking. 
 
Traffic and Noise 
The traffic on Lampson Avenue has become very heavy due to some factors out of our 
control:  the construction of the Valley View Street bridge unfortunately forced many 405 
drivers to find an alternate route, and Lampson Avenue was it, as it is the only east/west 
corridor available to avoid the 405 from the 22 to the 605.  There are no other east/west 
streets.  Even though the bridge has been completed, many drivers continue to use 
Lampson as a bi-pass for the freeway.  Traffic at peak travel times has increased 
enormously and with it, an increase in the noise. 
 
When you do your traffic and noise studies, I ask that you also consider the impacts from the 
proposed development of Old Ranch Golf Course, namely the 150 room hotel which will be off 
Basswood Avenue at Lampson, and the two housing developments, both of which will use 
Lampson as their ingress and egress. 
 
ALL school children in Seal Beach, with the exception of those children attending McGaugh 
Elementary from Old Town and the Hill, go through the intersection of Lampson and Seal 
Beach Blvd.  Many years ago I used to drive my now grown children to St. Hedwig School;  
now I occasionally drive my grandchildren there and I can tell you that over the years, the 
traffic has increased to the point where I have to allow twice the time to get there.  And 
with the increase in traffic comes the corresponding increase in noise and traffic accidents.  
For our residents here in College Park East, traffic, noise and safety are very big issues. 
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There will be two entrances/exits for this proposed project:  one for the apartments and 
one for the housing, neither of which will have a traffic light, as these will be too close to 
the existing lights at Heather and Rose Streets.  Traffic from this development that wishes 
to go east, will have to drive west to Heather Street and make a U-turn.  We already deal 
with many people from Arbor Dog Park who make U-turns at Heather.  There have been 
many accidents from these people making U-turns into folks just trying to make a right turn 
exiting at Heather.  When I am at Heather trying to exit the tract to go east, if there is a car 
there that looks like it will turn into the tract, but has a dog in it, it’s a safe bet they are 
coming from the dog park and will make a U-turn right in front of me, so I have to watch 
carefully to see what they will do. 
 
Parking 
There are several issues with parking in this project that concern me very much.  The 
cluster homes will have two-car garages and driveways.  The townhomes will have only 
garages.  I understand that an effort will be made to ensure that the residents of the 
townhomes use their garages for parking and not storage purposes as that will increase the 
need for more parking spaces. How do you police that?  Those people will be in competition 
with the apartment residents for parking.  If those residents want to use their garages for 
storage, they will. 
 
There will be 3 apartment buildings built up against the driveway to Arbor Park.  They will 
have 77 units, with 98 spaces for parking.  That is very inadequate.  The State requires only 
one space per unit, but the State is only looking at density and could care less about 
parking.  You have only to look at the condos over on Montecito Road behind the Shops at 
Rossmoor, to see what inadequate parking has done to the Rossmoor residents who live 
near those condos.  Those condos were built in 1970 as senior apartments with one 
parking space per unit, and later converted to condos with families who now have more 
than one car.  Many residents use the shopping center parking lot behind the condos, but 
when LA Fitness was being considered to be built in that parking lot behind Sprouts, the 
shopping center management told the condo residents that they could no longer park 
there.  The result was that their only parking options were on Montecito (already in use) or 
in the Rossmoor neighborhood.  The Rossmoor residents who lived across the street from 
the condos had to contend daily with people partially blocking their driveways, making it 
either difficult or impossible to get out.   
 
One parking space per unit is not enough.  With 77 units, there should be 154 spaces versus 
the 98 spaces this project is planning for --  a deficiency of 56 parking spaces.   And where 
will the additional vehicles go?  They will try to find parking within the development, and 
when they can’t, they will try to find parking in College Park East, as they cannot park on 
Lampson Avenue.  Every Fourth of July, many people come to Arbor Park to watch the 
fireworks, and every year people park in front of my house, partially blocking both sides of 
my driveway.  I let it go as I know it is only that one night and only for a couple of hours.  
However, I can assure you that if people start to block my driveway or hem me in so that I 



cannot get out, I will not let that go and will be contacting the PD as that they have already 
told me that blocking a driveway so that people cannot get out, is not allowed.   
 
The parking deficiency of 56 spaces needs to be corrected.  Nothing makes for unhappy 
neighbors more than insufficient parking.  Arbor Park is closed daily from sunset to 
sunrise, so it is not available for excess parking.  In addition, on Saturdays Arbor Park is 
used by AYSO for soccer games, and the parking demand there is approximately 275-300 
cars.  The AYSO people have used the parking lot at West Ed – where will they park now?  
Also, Heather Park is a bus stop for McGaugh School, McAuliffe Middle School and the Los 
Al High School and anytime there is a vehicle(s) parked along there, it makes it difficult for 
the kids to get on the buses.  To say that parking is already tight is an understatement. 
 
Those are my concerns with this proposed development, and I hope they will be addressed 
in the EIR.  And hopefully these issues can be ameliorated.  Thank you for your 
consideration. 
 
Sincerely, 
 
 
 
Patricia E. Campbell 
52 year CPE Resident 
 



















 

 

-- 
Lesley Chappell





























From:
To: Tom Oliver
Cc: Shelley Hasselbrink; Tanya Doby; Mark Chirco; Jordan Nefulda; jkalmick@sealbeachca.gov;

mvaripapa@sealbeachca.gov; tmoore@sealbeachca.gov; ssustarsic@sealbeachca.gov;
smassalavitt@sealbeachca.gov; StopLampsonProject@gmail.com

Subject: Lampson Project
Date: Wednesday, November 2, 2022 2:57:20 PM

I am writing to express my opposition to the so called
Lampson Project.  I am a resident of College Park East which
will be directly impacted by this development.  The following
is a list of items which concern me about this project.

- Construction Noise and road closures.
- Fire / Police / Emergency Response.
- Increased traffic on Lampson and parking in our
neighborhood.
- Increased population.
- Traffic Safety (u-turns at Heather, left / right turns at Seal
Beach Blvd and Valley        View, cars cutting though our
neighborhood, etc)
- Utilities & Service Systems.
- Impact on local shopping and services with the additional
residents.
- Safety of children in the street.
- Impact on local parks and city services.
- on AYSO at Arbor Park. 

The traffic in this area has already been impacted in the last 20
years with the expansion of Rossmoor Center and addition of
Old Ranch Town Center.  Also, there will be no impact on
greater Los Alamitos only it’s neighboring city.  Please find



another site for this development.

Respectfully,

Joe Croce

Sent from my iPad





From:
To: Tom Oliver
Cc: Kendra Day (kendraday27@gmail.com)
Subject: Environmental Impacts to the Surrounding Area of 4665 Lampson Avenue Residential Development Project
Date: Wednesday, November 2, 2022 3:21:40 PM
Attachments: image003.png
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I write as both a land use attorney and a homeowner living directly across the
street from the 4655 Lampson Avenue Project.  

 is directly across Lampson Avenue from one of the
two driveways into the proposed Project.  As a result, the direct impacts of the
potential Project are literally directed into my property and those of my
neighbors on Ironwood.  These impacts include increased light pollution, sound
pollution above the roadway standards allowed, vibrations (which while felt
outdoors are one thing, the perceived intensity of such impacts are much
greater indoors with rattling windows, doors and the shaking of structures),
increased traffic, impacts to neighborhood traffic on already busy streets, loss
of park space utility and unsafe road conditions.
 
These impacts reach multiple sensitive receptors in the College Park East
neighborhood and cannot be underestimated.  Notably, the development as
currently planned and constituted cannot mitigate any of these impacts. 
 
First, three of the structures to be built are three-stories tall, exceeding the
height of the current use of the property.  These three apartment buildings are
planned for an area currently used as a parking lot that is directly across
Lampson from our home.  This parking lot has normal usage seven days a week,
but hardly any use at night.  To introduce a dense urban project into the site
will magnify the duration and type of use.  The amount of light and sound that
will emanate from 70+ apartments and its residents is a clear environmental
impact that cannot be mitigated to manageable levels, particularly during
nighttime hours.  The developer has no plan for sound dampening or
addressing the increased light pollution that will occur from this intensive use.
 
Second, the proposed project will introduce 500+ cars per day onto Lampson
Avenue, already a crowded street with 19,000 average daily trips; the ADT



amount is expected to rise beyond 20,000 in 2025 and that is without the
proposed projects increases.  The rise in noise and vibration levels attributable
to the project alone are a significant environmental impact that cannot be
mitigated.  Notably, the developer is doing nothing to even address this issue.
 
Third, the introduction of new and unplanned for vehicle trips is but one issue
created by the project.  The number of units versus the number of parking
spaces provided may work in paper calculations for a series of mandates and
density forgiveness measures but are not realistic and do not take into account
the actual impacts for the surrounding neighborhood.  Apartments,
townhomes and cluster homes will likely have multiple cars tied to each unit as
a fact of modern life.  Moreover, there is no public transit that is realistically
usable for the new project.  There are minimal bus stops on Lampson Avenue
because the street is not wide enough to accommodate a turn out lane.  The
project as designed does not contain enough parking to serve 246 units.  If
each unit has two vehicles associated with it, the approximately 500 added
vehicles will overwhelm the scant parking provided.  These vehicles, plus
guests, will have no choice but to park in College Park East and cross Lampson
on foot.  College Park East is fully developed and occupied with much of the
street parking already utilized.  There is simply no additional parking
availability.  Again, the developer is relying on density credits for a paper
development – the City is required to study the actual environmental impacts;
parking is a massive impact that cannot be mitigated with the density, uses and
design of the proposed project.
 
Fourth, Lampson Avenue is the only route for ingress and egress for the
Project.  Lampson is already heavily-travelled as discussed above.  As a two-
lane roadway with minimal medians separating the lanes now and
tremendously limited bike lanes, Lampson is a limitation that cannot be
expanded because it is fully built out on both sides in both directions.  The
developer’s plans for the project dictate that vehicles leaving the site must turn
right onto Lampson because a left-turn movement cannot be safely made and
there are no turnout lanes to accommodate the flow of vehicles going both left
and right out of the project.  As a result, if half of the cars presumably want to
go in each direction, but those wanting to head east on Lampson cannot do so,



that means 250 vehicles per day are going to attempt to make a “u-turn” at the
intersection of Lampson and Heather Street, a key intersection for CPE
residents as it is one of only four entrances into the community.  Lampson has
a very short dedicated turn lane onto Heather that will be quickly overcome
during peak travel hours.  Heather Park is heavily utilized by the residents of
CPE and there are adults and children riding parks in and near the park. 
Introducing new and unsafe turn movements along with hundreds of new
vehicle trips per day into the Heather/Lampson intersection is a significant
environmental impact that cannot be mitigated.  The developer is creating this
impact but doing nothing to address it. 
 
Fifth, this project takes the concept of urban in-fill to a ridiculous extreme. 
Between 500 and 1000 people will be crammed into the site because the
developer is taking advantage of every density forgiveness ratio possible with
basically no open space to be built.  The residents and their guests will be
forced to recreate at Heather Park but will bear none of the costs for upkeep or
increased impacts because it is located in Seal Beach, not Los Alamitos.  The
park facilities and tennis courts are already oversubscribed with the current
residents, adding in a few hundred more is another unplanned impact that the
developer is exploiting for financial gain at the cost of environmental impacts
to the surrounding residents. 
 
Along the same lines, Arbor Park is utilized for the local AYSO soccer league on
many weekends during the year, providing a great recreational opportunity for
local kids.  The current parking lot at the site is a key component of the use, as
it allows for 300 vehicles to safely park and accommodate the large use of the
fields.  This project will eliminate that entire parking lot, forcing AYSO parents
and guests to park in College Park East as there is simply no other parking
within a walkable area in either direction.  Adding these vehicles onto the
project’s “new” vehicles will only further impact CPE’s residents.   
 
Accordingly, I ask that the City of Los Alamitos insist that these impacts (along
with a myriad of other impacts that people far smarter than me can and have
identified) be studied as part of the land use and environmental approval
process.  Ultimately, this project should be denied along with the use, zoning



and other waivers/changes requested by the project applicant.  There is a
feasible use to be made of the 4655 Lampson Avenue property – jamming a
project down the communities’ throats without the proper design criteria is
simply not the way forward.                  
 
   
 

Kevin A. Day
Shareholder

            

 
NOTICE OF STRICT CONFIDENTIALITY. This transmission constitutes an electronic communication within the meaning
of the Electronic Communications Privacy Act, 18 USC 2510, and its disclosure is strictly limited to the recipient
intended by the sender of this message, together with any attachments. This communication, including its
attachments, may contain confidential and privileged material for the sole use of the intended individual or entity
recipient, and receipt by any party other than the intended recipient does not constitute a loss of the confidential
or privileged nature of the communication. Any review or distribution by others is strictly prohibited. If you are not
the intended recipient, you are hereby notified that any dissemination, distribution, or copying of this message, or
any attachment, is strictly prohibited. If you have received this message in error, please notify the original sender
immediately by telephone or by return Email, and delete this message along with any attachments from your
computer.
 























small of an area. Keep the feel and zoning of the area that already exists for your development
rather than shoe horning as many cubicles as possible into the space. We are a great
neighborhood of single family homes with some “more affordable” condos at one end. This
development will destroy what was the reason most of us moved into College Park East. Its a
neighborhood, not a hive.

Thank you for your time and consideration,

Chris Eble















sufficient parking. This will create an overflow of vehicles parking in adjacent neighborhood
streets to accommodate superfluous vehicles of the Lampson Project residents and their
visitors. Will there be a legalized prohibiting system put in place to guarantee homeowners 
their "right of parking" at their own residence? And if so, what or who will regulate the
violations of said rights?
These examples are but a FEW of the environment impact factors that will undoubtedly alter
the existing view/esthetic landscape, public safety, water system pollution (from increased
refuse and runoff), air quality (from regular and construction vehicle emmissions) of ALL the
surrounding communities of Los Alamitos, Seal Beach, Rossmoor, West Garden Grove & the
Joint Forces Training Center. 

I implore you to investigate The Lampson Project thoroughly through each of the appropriate
governing entities. Evaluate ALL the generated independent studies with the dignity of your
office. Only in this way, can the developer and the City of Los Alamitos gain an ethically
unbiased overview and avoid a negative/hazardous impact on the existing footprint of Los
Alamitos,  Seal Beach, Rossmoor, West Garden Grove and the Joint Forces Training Base of
Los Alamitos. 

Sincerely,  Mr. Daniel Garcia 
 

GG













increases the volume of calls, which increases the response time.  We will have more
deaths and less care for our community with a longer response time.  With more
people in such a small area, there will also be an increase in crime, and with an
increase in crime, there will be more calls to our tiny, although excellent,
department.  This also increases response time, which could cost lives or cause
property damage.  

Greenhouse Gas Emissions: With the increased traffic, there will be increased
greenhouse gas emissions and a decrease in good air quality.  We play outside daily
in our neighborhood between sports, bike rides, drawing with chalk on the sidewalks,
and visiting with neighbors.  Our daughter has a disease called Cystic Fibrosis.   We
sold our house in La Mirada specifically to get to an area with better air quality.  You
are impacting our ability to enjoy the outdoors, but you could also jeopardize our
daughter's lungs.  If you do not know, this diagnosis is terminal; how we care for
her lungs directly impacts the longevity of her life.  Please consider our daughter's
health and the many other individuals in our community with other lung conditions
like COPD, Asthma, etc.  

Hazards & Hazardous Materials: With construction comes many hazards and
hazardous materials.  One thing to consider is building material waste.  This may
include damaged or unused nails, rebar, bricks, scrap metal, insulation, wiring,
plaster, and cement.  Other waste items are all the parts of these properties that are
dredged out (trees, dirt, grass) and not disposed of properly, not to mention the loss
of these as resources.  A significant amount of hazardous waste occurs with large
construction projects such as this, and even if disposed of properly can have an
impact on our environment.  This may include but is not an exhaustive list, paint,
paint thinners, asbestos, fluorescent bulbs, mercury, strippers, etc.  There are also
demolition waste materials to discuss.  There are asbestos and insulation risks even if
disposed of correctly.  Other items like wood, glass, and plastic would cause more
waste.  

Land Use & Planning: What I know about this planned community is that you are
trying to pack a lot into a bit of space.  You are risking the value of our land,
property, and neighborhood.  You are taking a piece of our community that has
provided years of entertainment, from soccer practices to fourth of July firework
observations to going for walks and letting our kids run free.  You are also not
planning any parks or areas to replace it with.  This means thousands of people a
week will enter the surrounding communities and create wear and tear on our
community's facilities.  

Noise Pollution (vehicles on Lampson): College Park East already has to deal
with the noise pollution of the freeway, which is a large amount of pollution; if we
add Lampson as a significant thoroughfare, we will be surrounded by noise.  When
we have family in our backyard, we already have to talk louder to hear each other
over the traffic sounds of the freeway.  Please consider this as you are considering
adding to the chaos of sound that impedes us daily.  

Population & Housing - To put 55 cluster homes, 114 townhomes, and 77
affordable multi-family apartment homes for a total of 246 homes.  You are talking
about adding thousands of people.  Within the cluster homes, you are talking about
an average of four people per home, making the number 220 people with an average
of three vehicles and 165 added cars to the area.  Then you have the 114
townhomes with an average of four people and three cars, which is 456 and 342,



respectively.  Low-income housing is a beast of its own.  Whether you like it or not,
multiple families will live in these apartments.  It may not start that way, but it will
move that way.  So in the apartments, you are talking about an average of six
individuals, if not more but for the sake of this discussion, let's say six with an
average of four vehicles.  That is 462 people and 308 cars.  This makes a total of
1138 people and 815 cars.  Our community cannot withstand such increases in
vehicles and people.  Our schools are already maxed out with five elementary and
two middle schools.  The issues this will cause are astronomical.   Because tenants
will live close to one another, the likelihood of tenant disagreements rises
substantially.  This will come in many forms – noise, clutter, smells, and parking. 
This could also contribute to turnover; the more turnover there is, the less pride of
ownership there is.  

Parking in our neighborhood:  If we add 815 cars to a tiny neighborhood, you
add twice that during holidays.  Where do you propose they park?  Even if we end up
with permitted parking only in our neighborhood, who will enforce it?  And where are
they actually going to park?  This is a nightmare; please consider us before you do
this.  

Recreation: As already discussed, you are removing a recreational area, not adding
another one that will push people into surrounding neighborhoods.  This will lower
the value of our neighborhoods, create more crime, and overall create a feeling of
unease.  With safety being a concern, those of us who already paid millions to get
into the seal beach community are at risk of losing all value in our homes.  Are you
going to recoup the loss?  Give us some of the profit?

Rodents: When the freeway project went underway, we killed upward of 6-10
rodents in our home weekly.  We had never killed or had any signs of rodents in our
home for the three years before that.  This will be no different.  We could barely live
in our home during this increased rodent time.  When you start digging in those
fields, the wildlife will have to go somewhere.  They will be killed because it is unsafe
for humans to cohabitate with rodents in their homes.  We have a child with Cystic
Fibrosis and another child with chronic allergies.  The amount of dander, poop and
other waste materials they create is detrimental to my children's health.  

Schools / Libraries: Right now, in our schools, we have fundraisers; that is right,
the parents pay money out of their pockets to keep our class sizes manageable so
that our children can learn.  If we add 400-500 children to five elementary schools,
two middle schools, and one high school, where will they go?  Most of us live here
because of the excellent air quality, the great community, and the schools.  You are
risking all of this with one project.  You are risking everything we have worked for
and taking money away from us to put in your pocket.  Did you know we only have
two very small libraries between Los Alamitos and Seal Beach?  

Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley
View, cut through traffic, etc.).  I have seen bodies covered at this intersection more
than once since we lived here.  This is with our current community.  Adding 800-2000
cars down this small street will only worsen it.  Our children cross these roads, ride
their bikes and play at Heather Park.  Will they even be able to be kids?
  
Utilities & Service Systems - I wonder if you have used our internet; it could be
better.  It is an old system that is barely equipped to handle our current
neighborhood.  What about water consumption, electricity, and trash (oh, the





























has only one way out of the neighborhood        off Lampson. The danger level
in an emergency trap many people.

<!--[if !supportLists]-->·         <!--[endif]-->Sanitation, trucks, and lots of garbage
allocated for landfills

 

Please send me any information and keep me updated. I also want to be
involved and plan on getting my neighbors in College Park. I believe the city
of Los Alamitos has not adequately informed the homes and people in the
surrounding area it will affect the most.

 

Holly Harris

 

     









Terri Hubert
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neighborhood streets at risk of becoming Lampson avoidance routes (Ironwood, Aster,
and Richmond and input from residents about other streets potentially affected)

3. The city of Los Alamitos should allocate funding for increased residents needing access
to public services including fire and police departments, and school district amenities 

4. The city of Los Alamitos (NOT the school district) should fund public transportation for
students living in Seal Beach College Park East and the new housing project to their Los
Al USD school of attendance (not home school, in case students are redistributed), rather
than the current fee for use of bussing, to decrease school commute traffic in and out of
the neighborhood during peak school hours. I’m not familiar with Garden Grove school
transportation policy, but the city of Los Al should consider same for student residents
affected by crossing through or near the Lampson/Valley View intersection, in order to
decrease family commute traffic as increased residents will also affect traffic during peak
commute hours in this direction.

5. Los Alamitos fund the building of public restrooms at local parks in College Park East
and Garden Grove parks likely to experience increased traffic from people further away
from access to their home personal bathrooms, and consider less housing units and more
local playground space for residents in new development complex 

6. Sadly I can’t think of a good solution for soccer field and dog park access at this time but
am hopeful someone will be able to 

Thank you for taking the time to read and consider my concerns.
Sincerely 
Kat Hyatt 
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To: Tom Oliver
Subject: Re: Lampson Project
Date: Monday, October 31, 2022 2:32:51 PM
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Thank you, for responding and I realize you have possibly no answers at this time. But do you
know anything you can share regarding the timeline the possible possibility of this going thru?
Where do we go to share our concerns or are you the person? I understand there a meeting on
the 16th, correct? Is there proposal for another entrance or street to alleviate the impact on
Lampson? Maybe one that will filter in and out through Los Alamitos somehow? 

Just some thoughts. 

Thank you again,
Karen Iwakoshi 

Sent from Yahoo Mail for iPhone

On Monday, October 31, 2022, 2:11 PM, Tom Oliver <Toliver@cityoflosalamitos.org> wrote:

Hi Karen,

 

Good afternoon.  Thanks for your response.   The City will consider these
issues as a part of the Environmental Impact Report. 

 

As always, if you have any questions, please email or call me,

 

Tom Oliver

Associate Planner

City of Los Alamitos

3191 Katella Avenue

Los Alamitos, CA 90720

(562) 431-3538 x303















Thanks you,
Tiffany Joyner 

Sent from my iPhone











football, Lacrosse ).

 

The construction will also effect the sanitation of the area, pushing existing rodents, racoons &
cayotes into the neighboring neighborhoods. Just to name a few concerns. This project was thrown
upon us without a conversation or vote.

 

 

Julie & William King

 

 

 

 

 





close proximity will provide a bigger target for criminals. The proposed high-density
housing plan is an easy target for these criminals to be in and out and jump right across
the street to CPE

None of the plans we can see, or have been shared to date with the public, have improvement
plans for Lampson, additional ingress/egress for the new residents that could avoid Lampson,
or any consideration for the neighboring community. No proposal to provide funding to make
CPE a gated community to secure us from the public parking fiasco this project will create. No
consideration for this community in the planning at all.

We have always considered Los Alamitos, a good neighboring community, and this blatant
disregard for the CPE community is disheartening.

While we all grew up with “SWRL,” no one expected the land never to be developed. But the
proposed plan is unreasonable, overreaching, and unduly burdens the residents of CPE.

I urge the City Council of Los Alamitos to work with the developer team to modify the
proposal. To eliminate the negative impact on CPE and create a quality of life for your new
residents that does not diminish the quality of life for CPE residents in any way.

I urge the City Council of Seal Beach to stand up for its CPE residents to the fullest extent
possible, including legal action if necessary.

Thank you.

Julianna (Fusco) Kirby

CPE Resident
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concerns to this proposed project on Lampson Ave. 
With that said, aside from Los Alamitos, the outcome of
this project will have long term safety issues affecting
several surrounding neighborhoods - in addition to
College Park East, the residents immediately across the
street on Lampson.  The neighboring residents of West
Garden Grove (to the immediate east), Los Alamitos
(adjacent to the Joint Forces Base), and Rossmoor
(home to four key Los Alamitos elementary schools) will
all be affected by increased traffic and safety issues.

Pros and Cons to this Project:
Pros:
               
Cons:

1.)    Land grab to build extremely compacted / high
density housing on 12.3 acres zoned for business …
not zoned for residential.

2.)    Extremely limited accessibility “into” and “out of” the
complex.  This, in and of itself is a huge fire hazard and
safety concern for police/emergency access.

3.)    Dangerous traffic / pedestrian safety issues – this
project is directly off Lampson Ave. without any
designated stop lights to be put in.

a.)     This is already an accident-prone main street – which
will only intensify with well over 240 + additional cars and
school buses coming and going during the day –



especially during high traffic rush hours.

b.)    At this Lampson Ave. location, the exits can only be
right turns – taking you west on Lampson Ave. towards
Seal Beach Blvd. - a busy main highway.  For those
wanting to head East towards Valley View St., the only
option is to pull a U-turn at Heather Park - which is
dangerous with the College Park East residential traffic.

c.)  Lampson Ave. is a key thorough way to avoid the
405 Freeway stop & go traffic, a direct route to and from
Valley View St., and one of the few remaining safe
routes for the established Los Alamitos High School
cross country teams.   

d.)  For years Lampson Ave. was known as the “Alley of
Death” for motorists (Driver Killed in Seal Beach's 'Alley
of Death' before raised median strips were put in as
safety dividers.  What is to prevent this street from
becoming that again with all the hundreds of additional
vehicles / pedestrian bikes (and many more
passengers/pedestrians) on a daily basis, in a hurry to
get to and from work and/or taking their kids to and from
school?  Who wins or worse yet, who loses in this
situation?  What are the statistics and number of
accidents / near misses reported on this street alone
within the last 5 /10 years, let alone on a weekly/monthly
basis?  Now add an additional 500+ residents to this
highly traveled street when everyone is in a hurry.  How
will the statistics read then?





drive in and out.







This is a perfect example of one group of individuals profiting on the backs of another
group of individuals.

 

If you want to develop housing across from Lampson, figure out a way to create an
entirely new boulevard that somehow parallels Lampson to handle the traffic for you
new community.

 

We already have aircraft overflights from the military base and constant freeway
construction to deal with, but we knew about that when we bought.  Now we have to
handle a greedy neighboring community as well.

 

What are you thinking?!  Build new office buildings or expand Arbor Park with maybe
20 units of new housing!  This shouldn’t be a get rich opportunity for Los Alamitos.

 

Gene Kochevar



Sent: Thursday, November 3, 2022 7:55 PM
To: Tom Oliver <Toliver@cityoflosalamitos.org>
Subject: RE: Lampson housing development
 
Tom,
 
Thank you for providing this information.
 
One disclaimer:  I represent only my views, not the views of anyone else in Seal Beach nor any
governing body of Seal Beach.  I suspect many would be in agreement with my views.
 
Page 22 (25 of the pdf) – “The Lead Agency may consult with persons identified by the applicant
which the applicant believes will be concerned with the environmental effects of the project and
may consult with members of the public who have made written request to be consulted on the
project.”  Does this mean that written notice needs to be provided by citizens of Seal Beach to the
lead agency or to the applicant?  Does “may consult with. . . “ refer to the lead agency or the
applicant?  If written notice is required, we want to provide one in a timely way.
 
Cumulative impacts – would this be where we would find impacts to College Park East and Garden
Grove like those listed below (which is not a complete list)?  They should be explicitly addressed
somewhere in the EIR.

1. Projected decrease in College Park East property values
2. Decrease in College Park East property values during the time that Los Alamitos is considering

the approval of the development
3. Increase in automobile, motorcycle, bicycle, and pedestrian accidents on Lampson, and

injuries and deaths associated with those accidents
4. Increased traffic congestion causing commute delays
5. Safety issues regarding construction equipment and construction vehicles during

development.
6. Increased noise and dust during development caused by construction
7. Damage to Lampson due to construction vehicle traffic
8. Increased traffic congestion on Lampson during development due to construction

vehicles
9. Will Seal Beach be impacted by the new development’s water and sewer requirements?

10. Others . . .
If the project is approved, how are College Park East residents compensated for the above
issues?  How will College Park East residents be compensated for decreased property values
during the time that Los Alamitos considers the development?
Is there a stipulation in the Los Alamitos planning commission charter that provides highly
weighted Seal Beach representation on that commission?  This would be appropriate to
mitigate the chances of one city from litigating against another whenever a development
occurs on the common border between them.
Note that I would look for the developer’s input to respond to paragraph 6a, page 34 (page 37
of the pdf), regarding “Feasibility. Among the factors that may be taken into account when
addressing the feasibility of alternatives are site suitability, economic viability, availability of
infrastructure, general plan consistency, other plans or regulatory limitations, jurisdictional



boundaries (projects with regionally significant impact should consider the regional context)” – in
particular the response to issues associated with jurisdictional boundaries.  There is likely a legal
argument that limits the jurisdictional authority of Los Alamitos to impose a development on the
border of Seal Beach without the approval of Seal Beach.
I would also look for the developers input to the response to paragraph 6f, “Organizations and
Persons Consulted. The identity of all federal, state, or local agencies, other organizations and
private individuals consulted in preparing the EIR, and the identity of the persons, firm, or agency
which prepared the EIR.”  Hopefully Seal Beach and College Park East residents will be truthfully
listed (a group meeting at the Ayers hotel isn’t good enough).  Paragraph C (page 35, page 38 of pdf),
appears to address this, but I would like to emphasize the need for it here.
Paragraph C (2) (a):  “Notice shall be given to all agencies which must be consulted as described
above in Section (1)(a), to all organizations and individuals who have previously requested such
notice in writing and to all agencies which provided information to the Lead Agency after
consultation pursuant to Section II.E(3)(c) of these Guidelines.”   Consider this to be my written
request to receive the notice of the availability of the draft EIR, any revised draft EIRs, and
ultimately, the final EIR.
Gene
 

From: Tom Oliver
Sent: Thursday, November 3, 2022 4:47 PM
To: 
Subject: RE: Lampson housing development
 
Thanks, Gene. 
 
Unfortunately, the environmental consultant has not begun to write the report, yet.  However, I can
send information about Environmental Impacts in general.  I have attached our City’s directions for
how these reports are prepared to this email.  Environmental Impact Report (EIR) process
information begins on page 20.  I have also attached a rough draft of the site plan for the project. 
And also, below, is a link to information about why projects like this are being considered.
 
https://scag.ca.gov/rhna
 
As always, if you have any questions, please email or call me,
 
Tom Oliver
Associate Planner
City of Los Alamitos
3191 Katella Avenue
Los Alamitos, CA 90720
(562) 431-3538 x303





Subject: Re: Lampson housing development
 
Thank you for the response Tom.  Are the documents released to the public before or after the
planning commission approves or denies the project?
 
You probably see what I'm getting at. It doesn't do much good if the project is approved before
we have a chance to see the report.
 
Thank you,
Gene

On Nov 3, 2022, at 1:48 PM, Tom Oliver <Toliver@cityoflosalamitos.org> wrote:

Hi Gene,
 
Good afternoon.  This is just the beginning step of the Environmental Impact
Report process.  The studies are just beginning.  The Planning Commission will
be asked to approve or deny the project in a few months.  Please, keep an eye on
this page of our City’s website, below, to see any documents as they are released
to the public.
 
https://cityoflosalamitos.org/203/Planning-Commission-Projects
 
As always, if you have any questions, please email or call me,
 
Tom Oliver
Associate Planner
City of Los Alamitos
3191 Katella Avenue
Los Alamitos, CA 90720
(562) 431-3538 x303
<image003.png>
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From: Gene Kochevar 
Sent: Thursday, November 3, 2022 12:11 PM
To: Tom Oliver <Toliver@cityoflosalamitos.org>
Subject: Re: Lampson housing development
 
Great, thank you for looking into this Tom.
 
Can you tell me who the ultimate recipients of the environmental impact report
are? And further, who are the decision-makers who will use this report to decide
if the project should go forward? Perhaps they are the same people.
 
And lastly, may I get a copy of the report to review prior to the time that these
decision-makers review it and make their decision to approve the project? At least
this way I can feel that I had the opportunity to be a part of the process instead of
having decisions made for me by the city of Los Alamitos.
 



Gene

On Nov 3, 2022, at 8:17 AM, Tom Oliver <Toliver@cityoflosalamitos.org>
wrote:

Hi Gene,
 
I looked through your concerns, and yes.  I does look like the future
report will cover all of those concerns.
 
As always, if you have any questions, please email or call me,
 
Tom Oliver
Associate Planner
City of Los Alamitos
3191 Katella Avenue
Los Alamitos, CA 90720
(562) 431-3538 x303
<image003.png>
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From: Gene Kochevar
Sent: Wednesday, November 2, 2022 7:08 PM
To: Tom Oliver <Toliver@cityoflosalamitos.org>
Subject: Re: Lampson housing development
 
Really Tom? And environmental impact report covers absolutely
every one of the concerns I cited?

On Nov 2, 2022, at 8:04 AM, Tom Oliver
<Toliver@cityoflosalamitos.org> wrote:

Hi Gene,
 
Good morning.  Thanks for your response.   The City
will consider these issues as a part of the Environmental
Impact Report. 
 
As always, if you have any questions, please email
or call me,
 
Tom Oliver
Associate Planner
City of Los Alamitos
3191 Katella Avenue
Los Alamitos, CA 90720
(562) 431-3538 x303
<image003.png>
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Gene Kochevar

 





10/29/2022
4665 Lampson Avenue development project

Hello, my name is Anjanette Kupfer. I am a homeowner in College Park East and reside with
my husband, young child and dog. Our home backs up to Lampson Avenue and is directly
across from your proposed development/Apartment buildings. My husband and I both grew up
in Seal Beach/College Park East and have fond memories of our wonderful neighborhoods.
College Park East is an ideal neighborhood for families, elderly and retirees because of its
beautiful, safe and peaceful environment. I am strongly opposed to the proposed housing
development at 4665 Lampson Avenue because of the negative impact it will have on our
environment, neighborhoods and surrounding cities.

We currently have a beautiful Unobstructed view from our backyard of mountains, trees and
wildlife with calming sounds of nature from the animals, birds and critters that live in the parks
and military base along Lampson Avenue. This beautiful view may soon be replaced with your
housing development consisting of 77unit three-story high apartment buildings, 114 townhomes,
55 cluster homes and parking lots filled over Max capacity with cars, trucks, school buses and
motorcycles. This will cause excessive noise, bright lights, mass traffic, toxic pollution and
extreme amounts overcrowding to College Park East and its surrounding cities. Although this is
very concerning for me, my main concern is for the protection of our environment and for the
wellbeing and safety of our community.

I understand the need for more housing in Los Alamitos/CA, however bringing this
development to 4665 Lampson Avenue will have devastating effects on College Park East and
its surrounding cities. As you may already know we have a very unique situation where
Lampson Avenue connects College Park East, Los Alamitos, Seal Beach and West Garden
Grove all within a few blocks of each other. I believe we already deal with a great amount of
traffic, noise, pollution and overcrowding in this small area.  Your development will cripple our
community and roads. Creating many safty, and environmental issues. Your development will
also decrease property values and destroy quality of life for people and animals in this area.

Your proposed development will create a very noisy environment. It will create noise from
hundreds of vehicles pulling in and out of the development and driving up and down Lampson
Avenue throughout the day and night. College Park East currently has an inadequate, outdated
sound wall that is not tall enough or strong enough to absorb this new mass amount of noise
created by this traffic. Residents' sleep and quality of life will suffer immensely.  This noise will
also affect our pets and wildlife that live outside. These loud noises will create anxiety,
restlessness and frustration for them.

Your development will be built right out to the edge of Lampson Avenue. Loud noise from
people going in and out of their cars, homes, and socializing will cause loud echoing noises into
the neighborhoods of College Park East. I would like to insist that a sound study is conducted
for the entire street of Lampson Avenue to show the effects it will have on the residents that live
along this street.



Will there be a school bus picking up children in front of your development? School buses
can be very loud from the sounds of their engines, exhaust and brakes. This will create a large
amount of noise pollution. People living in College Park East, especially those living in the
homes that back up to Lampson Avenue will be disrupted by loud voices of children getting on
and off the bus and the loud noise from the bus itself. Please consider this and how it will affect
College Park East residents. If there is no school bus in front of your development this would
mean the kids might have to cross over Lampson to catch the bus? This could be very
dangerous for them or may require a crossing guard. Which would add extra noise and more
traffic in College Park East.

Noise from your development will also negatively Affect birds, animals, reptiles and critters
that reside in the military base and parks nearby. Added noise from traffic, people socializing,
children playing and heavy Equipment could deplete our wildlife. In a panic these animals will
run to the nearest neighborhood/parks looking for safety and refuge. While crossing over
Lampson Avenue they can be hit by cars or cause car accidents.  What will you do to prevent
this situation? Please do a study on how this noise will affect the wildlife and their habitats. It is
important that we preserve the small amount of nature and wildlife that we have left in our cities
and on this earth!

Noise from your development can also negatively affect children and adults with autism or
other special needs who are highly sensitive to sound. Many of these people have chosen to
reside in College Park East because of its calm and quiet neighborhoods which are required for
their health and wellbeing. Please consider your special needs neighbors before any further
development is pursued.  Please do a research study on how loud noises from
traffic,construction and overcrowding can interrupt the health & wellbeing of our special needs
friends.

College Park East residents already have heightened stress from having to endure the
extreme noises from fighter jets, military vehicles, police helicopters training, traffic on Lampson
Avenue and the echoing sounds from the freeway and Disneyland fireworks. Adding noise from
years of heavy equipment to construct your development will cause extreme amounts of stress,
anxiety and depression to people living and working from home in College Park East.  Please
do a research study on how much added noise there will be and how it will affect the residence
quality of life in College Park East.

On the weekends AYSO plays soccer games in Arbor Park. Currently there is not enough
parking for the AYSO and Arbor Park visitors, so they fill up the West Ed parking lot. If they no
longer have access to this parking lot due to your development then where will they park?  Even
if there are 50 more spots added to Arbor park it would still not be enough.  I believe these
guests would be forced to park in the neighborhoods of College Park East.  This would create a
lot of added noise from people Parking in front of our homes,unloading their cars and gear, and
talking right outside our windows. The added noise from AYSO parking in front of our homes will
disrupt the quality of life for our residents and interrupt people trying to rest on the weekends.



How will this be prevented? More cars driving through College Park East equals more pollution,
affecting our breathing, affecting nature and negatively affecting aesthetics bringing down our
property values. How will you prevent this? Please conduct a study on how much parking is
needed for all park patrons and AYSO guests. Also please conduct a study on how this added
air pollution will affect the residence and property values in College Park East.

Currently it does not look like you have enough parking for all your residents, their teenage
drivers, their caretakers, their visitors & their public transportation. Parking will be a very big
problem.  How do you plan to enforce your parking? If there is not enough parking for your
residents they will park in front of College Park East homes. We will then have to hear cars
pulling up, people getting out of their cars, people talking on their cell phones and people talking
to their children morning noon and night, disrupting our quiet peaceful neighborhood and ruining
the quality of our lives.

Lighting from your development will also be a major concern for the community of College
Park East and  for the environment/wildlife. Lights from your three story apartments,cluster
homes, townhomes, vehicles and parking structures will cause major light to shine. These lights
will shine into nearby homes, trees, and areas where animals reside. This bright light will distract
drivers. disrupt sleep and confuse animals. Animals will begin looking for food sources where it
is now visible, endangering civilians. The light will also attract tons of insects from the base and
they will die from exhaustion while fluttering around light sources. Our current sound wall is
short and outdated and will not block the light from your development. These bright lights will
take away from the beautiful and peaceful view of nature replacing it with bright lights from three
story apartment buildings, cluster homes and townhomes.  This development will be an eyesore
taking away from the natural landscape that gives our properties value. How will you prevent our
property values and quality of life from going down? How will you prevent the dangers that this
light will cause to animals and humans? I’m requesting the 3-D renderings of how this
development will look from the College Park East backyards from Heather to Rose street.  I
would like a daytime and nighttime model done for all residents who back up to Lampson
Avenue in College Park East between these streets..

The light that will reflect into the trees and bushes will also affect wildlife. This light may
cause confusion to animals and causes animals to wander out of their natural habitat into the
neighborhoods of College Park East to find new homes. This could be very dangerous to
children and to people living in College Park East. Please let me know how you plan to prevent
this. Please do a full study on the impacts these lights will have on our wildlife.

I would also like to have a shade study Analysis done.  How much light will be blocked by
these oversized apartment buildings? Will there be solar panels on your homes/apartment to
help with California’s energy crisis? Too much shade could prevent trees and nature from
growing properly and creating muddy grassy areas.  Again this will affect nature and quality of
life for humans and wildlife.



I am also concerned that there is no traffic light being put in. This will push all the cars to go
West towards Heather Street. Then they will have to make a U-turn to go east towards Garden
Grove. This could be very dangerous and cause many accidents. There are many children that
ride their bikes near this intersection. How will you prevent accidents and congestion? Will a
traffic light be put in? Please conduct a traffic study on how this will affect traffic throughout the
day and night along Lampson Ave. All College Park East residents must take a Lampson to exit
for school, work, shopping and emergencies . No traffic light and more traffic will create
overcrowding, accidents, frustration and tardiness. How will you prevent this?

Pollution is another Environmental hazard that will affect College Park East and its
Neighboring cities.  We already suffer from pollution from airplanes, fighter jets, military vehicles,
police helicopters, school buses and traffic. Lampson Avenue links three cities in a very small
proximity.  More pollution from your construction and vehicles will have major effects on these
cities. My son has severe allergies to dust.  The Dust and fumes created by your construction
and heavy equipment can be extremely dangerous for him causing severe illness or
hospitalization.  There are also many people with compromised immune systems and weak
respiratory systems who reside in College Park East. Adding toxic pollution from vehicles and
construction can be life-threatening to them..  It can also shorten the lives of animals, birds and
trees that live nearby. Pollution will also be released into the air if you cut down trees.  How
many trees will be cut down? This is an environmental emergency that can be prevented by not
putting your housing development in this unappropriate area. Please conduct a study to see
how this added pollution will affect the cities of College Park, Los Alamitos, SealBeach,
Rossmoor and Garden Grove.

In your proposed development there are no playgrounds, no shopping centers, no grocery
stores, no walking paths, no library’s, no business centers, no pools, no tennis courts, no golf
courses and no public transportation hubs.  Where do you predict your residence to go for these
needs?  Your lack of resources will put extreme pressure on College Park East, Seal Beach,
Rossmoore and West Garden Grove to provide recreation and basic needs for your residence.
Our roads, parks, playgrounds, and sidewalks cannot handle this amount of overcrowding and
will suffer from extreme wear and tear.  What city will pay for the damages caused to our
community’s resources? This is a very delicate situation. Adding housing for one group of
people will hurt the quality of life and resources for another group of people. The huge amount
of negative effects that your housing development will bring to College Park East and its
surrounding cities/environment will outweigh the small amount of positivity it will bring to Los
Alamitos. There needs to be a balance between your development and our communities . We
need to protect the environment and the people who already live in these cities. I don’t see
compromise helping due to your lack of parking and resources.  Please find a new more
appropriate location for your poorly planned project.

Anjanette Kupfer





 

      



From:
To: Tom Oliver
Cc: Schelly Sustarsic
Subject: Follow Up - Proposed Project on Lampson at old West Ed site
Date: Monday, October 17, 2022 12:55:04 PM

I would also like to comment on the water shortage we currently face with existing homes and am
wondering if all these additional homes being proposed makes sense in our current environment.  Where
is the water coming from to support all these additional people? 

Again, regarding the traffic, which is my primary concern.  I am reminded of the building that occurred in
the Corona area.  Builders continued to build without regard for the fact that there is basically only one
way in and one way out of that area; the 91 freeway.  Today, that decision seems like it was very poorly
planned. Are we being equally short sighted with this development that is only supported by Lampson? 
What happens in case of a fire?  How do you get people out, safely? I believe some alternate route must
be in the planning process.  Perhaps a road along the east side of the development that could run along
the edge of the golf course and somehow cut through to Orangewood or somehow spill into Eastgate.  Or
somehow cut through along the south edge of the Naval base and end up on Seal Beach Blvd.  Again, I
don't see how Lampson can support the additional traffic.    

I hope you will rethink this proposal with consideration to the overall impact
. 
A concerned citizen, 
Karen Kupfer 

----- Forwarded Message -----
From: Karen Kupfer 
To: toliver@cityoflosalamitos.org <toliver@cityoflosalamitos.org>
Cc: Schelly Sustarsic <ssustarsic@sealbeachca.gov>
Sent: Friday, October 14, 2022 at 03:08:05 PM PDT
Subject: Proposed Project on Lampson at old West Ed site

Good afternoon

I am writing to you to express my concerns about the Proposed Project for the old West Ed site on
Lampson, between Heather and Rose. I have several concerns. 

Primarily, the additional traffic.  Lampson is already overloaded due to the many freeway closures we
have endured over the last several years and the constant digging along Lampson; particularly at the
intersection of Lampson and Seal Beach Blvd. How are the children living in this new project going to get
to and from school?  (Lampson is already backed up in the mornings with current children getting to
school.) Are there plans for another route to move people in and out of this area?   

Also, people getting in and out to grocery shop will either back up Lampson and Seal Beach Blvd. or
Lampson and Valley View (which is also already extremely crowded in the morning).  A rough calculation,
assuming 1.7 cars per each resident in the new development, adds 1000 additional cars on Lampson. 
That assumption may be really low.  That's a lot of additional cars. 

I am a resident of College Park East in Seal Beach and am concerned that residents from this
development will use our neighborhood as a "cut through" making our streets overcrowded and unsafe. 
We have lots of residents who walk, bike, run or walk their dogs through the neighborhood and the added
traffic and speed will create a safety issue. 

Second, the environmental impact.  We already live next to the busiest freeway interchange (or one of



them) in Southern CA and now to have all the additional traffic to the north of us will impact our air quality
and noise level. 

Third, the parks located within CPE.  It does not appear that any parks are being included in this new
development.  Therefore, it's fair to expect that the children from this new development will come use the
parks in CPE, again causing overcrowding and additional wear and tear on the equipment and the
property in CPE.

Fourth, parking. Currently when the soccer fields are being used, many, many cars park on the west side
of the West Ed parking lot.  Where will all those cars park after this new development is completed?  My
guess, they will park in CPE and walk over to the fields.  Again, more cars, more pollution and more
overcrowding in our neighborhoods.

Five, the loss of wild life and trees.  Everyone knows that lots of wild life reside on and around that
piece of land.  Where will they go?  And the trees are beautiful and environmentally friendly.  Not only will
the aesthetics be ruined but the quality of life will be impacted.    

Finally, the number of units being proposed in this project seems excessive for the size of the
property.   

For all of these reasons, I am extremely opposed to this proposal and hope that you will consider an
alternative.  
Regards, 

Karen Kupfer 
 

      



From:
To: Tom Oliver
Subject: Lampson Project
Date: Tuesday, November 1, 2022 4:27:08 PM

I am writing to express my concerns about the proposed housing project on Lampson at the old West Ed
site. 

Primarily I am concerned about the additional traffic of a project this size.  I believe the project is simply
too big in scope.
Since traffic will only be able to turn right out of the complex, the added traffic will either proceed to
Lampson and Seal Beach Blvd. (already really crowded) or cut through College Park East residential
neighborhoods to get out of the area. 

Additionally, no large trucks (construction) are currently allowed on Lampson.  How will the project be
constructed?  If a waiver is allowed for the construction trucks, who will be responsible for repairing
Lampson after the project is complete?  Since the project is in Los Alamitos, but Lampson and the area
directly effected is Seal Beach, how will that be resolved. 

Also, what about in case of an emergency.  Large fire, earthquake, etc.  Only one way out appears to be
a safety hazard.  I believe some other route must be provided for getting in and out of this project. 
Perhaps a route that winds its way along the eastern border and empties onto Orangewood or
somewhere in Eastgate; west Garden Grove. 

Another issue:  If 3 story apartments are suitable for this project, why not place them at the back of the
project, near the Naval Base, overlooking the new homes they are building, vs. overlooking the homes in
College Park East. If 3 stories is appropriate, then why not keep it in Los Alamitos instead of effecting
Seal Beach, College Park East. 

Why not include a park with equipment for children in this project?  College Park East was built with
several community parks; one of the selling features of our community.  With not place for the residents of
this proposed project to gather, play, etc., it is likely that our neighborhood/community parks will be
overrun.  Again, this project is Los Alamitos and our parks are Seal Beach.  Will there be some sort of
compensation to Seal Beach for park upkeep and maintenance?  

Basically, I strongly believe that this project is too large, as proposed, and should be reduced/modified to
make it more feasible. 

Thank you. 
Karen Kupfer 

 





From:
To: Tom Oliver
Cc:
Subject: Lampson Project
Date: Tuesday, November 1, 2022 5:14:37 PM

Mr. Oliver:

I would like to express my concerns about the proposed Development on Lampson between Rose and
Heather. My biggest concerns are about the traffic.  I don't believe Lampson can support the additional
traffic and the added traffic on the 405 freeway access will be extreme, considering how dangerous the
northbound onramp is currently.  Also, the plans are not adequate for the traffic coming in and out of the
project. 

I am also extremely concerned about the schools.  The local elementary, middle schools and High School
are at or near capacity.  Where will all these additional children go and what are the plans to
accommodate them?

Finally, what is the plan for emergency ingress and egress? Lampson will not be able to support a mass
evacuation.

The scope of the project appears to be too large, too dense and not well thought out. 
Thank you. 

Owen E. Kupfer, Jr. 
 
         





I Believe a compromise of adding a traffic light, reducing your apartments down to two 
stories, and adding a playground would help to reduce some of the problems/environmental 
impact that your development will bring to our communities. Please consider how the added 
noise, bright lights, traffic, pollution, and overcrowding will affect the environment and 
residence of College Park East/Seal Beach and West Garden Grove before you continue 
with the current plans for your housing development project.

Thank you 

Reid Kupfer













From:
To: Tom Oliver
Cc: Shelley Hasselbrink; Tanya Doby; Mark Chirco; Jordan Nefulda; jkalmick@sealbeachca.gov;

mvaripapa@sealbeachca.gov; tmoore@sealbeachca.gov; ssustarsic@sealbeachca.gov;
smassalavitt@sealbeachca.gov; StopLampsonProject@Gmail.com

Subject: Re: Please stop overdeveloping the city!
Date: Wednesday, November 2, 2022 10:39:06 AM
Attachments: image002.png

image003.png

Please see concerns below from my kids' soccer league. 

AYSO Region 159 environmental concerns regarding the proposed 246 Residential Unit
Project for 4665 Lampson Ave a.k.a. West Ed Property

1. Arbor Park has approximately 100 parking spots, with 30 of those parking spaces located
on the south side of the dog park.   Region 159 has always strived to provide adequate
parking for the dog park, which leaves roughly 70 parking spaces available on Saturdays. 
Therefore, Region 159 families and volunteers utilizing Arbor Park on Saturdays routinely
park in the 4665 Lampson Avenue parking lot. That parking lot provides over 300 parking
spaces that are essential to our use of Arbor Park and ensure soccer families are not
parking in the nearby neighborhood of College Park East (CPE). The proposed project at
4665 Lampson Avenue states it will provide 557 parking spaces that will be entering and
leaving the property from Lampson Avenue between traffic lights at Heather Street and
Rose Street.   The lack of signal control currently planned for traffic in and out of the
development will adversely impact traffic safety on Lampson. It is already a dangerous
street with a history of serious accidents. The number of planned parking spaces is
insufficient for the number of planned residences. Garage spaces will be used as storage,
or other purposes other than parking. Many of the homes will have more than two or three
cars and drivers. These homes will have guests that will need parking as well.  Region 159
is concerned Arbor Park or CPE residential streets will then become overflow for the
planned development.

2. CPE has less park acreage than other neighborhoods in Seal Beach, Los Alamitos or
Rossmoor.  Arbor Park has helped fill that void by providing a large grass area to support
organized and unorganized sports including soccer and baseball.   The proposed new
development details do not show any park space, such as a playground for residents. 
Region 159 requests the DEIR include a listing of existing parks within a ½ mile of the
planned development.  In addition, we request the DEIR include an evaluation if the
planned development should include park space, such as a playground, basketball court,
etc. for the residents of the planned development, to not further impact already limited
nearby park facilities. 

3. Arbor Park is currently home to many recreational activities, some of which begin in the
early hours of the morning, plus a portion of Arbor Park is used for a very popular dog
park.  Region 159 requests that the DEIR include an evaluation of noise at Arbor Park
during busy weekends when the park is filled with soccer matches and the dog park is
being utilized.  To avoid future complaints from the new residents of the planned
development about noise from soccer Saturdays and the dog park, noise impacts should be















-----Original Message-----
From: 
Sent: Thursday, October 27, 2022 1:03 PM
To: Tom Oliver <Toliver@cityoflosalamitos.org>
Cc: Shelley Hasselbrink <SHasselbrink@cityoflosalamitos.org>; Tanya Doby <TDoby@cityoflosalamitos.org>;
Mark Chirco <MChirco@cityoflosalamitos.org>; Jordan Nefulda <JNefulda@cityoflosalamitos.org>;
jkalmick@sealbeachca.gov; mvaripapa@sealbeachca.gov; tmoore@sealbeachca.gov; ssustarsic@sealbeachca.gov;
smassalavitt@sealbeachca.gov; StopLampsonProject@gmail.com
Subject: Lampson Project Comments

Please reconsider the development planned for Lampson in Seal Beach. Adding this community would negatively
effect Seal Beach, Los Alamitos and Rossmoor.

First, our schools are already over crowded and by adding these additional homes and apartments will only add to
our current problem. Have you visited the high school recently and seen the amount of portable classrooms they



currently have? Have you heard of the parking issues for students at the high school? I think it’s important that you
address the community and let us know good plans for how the school district will plan for the additional families
moving to the neighborhood.

Also, the increased traffic on seal beach Blvd / Los al blvd during the morning and afternoon hours will be horrible.
Try driving to the high school at 8:00 am any Monday through Friday and then imagine adding an additional 100
families to the neighborhood taking that same path. 

Our small community is built with one major roadway and by adding these additional homes you will make
drastically change the lives of current community members for the worse.

Kelly Marshall
Resident of Rossmoor for the past 16 years.

Sent from my iPhone























Is the developer proposing financial assistance from the Statewide Community Infrastructure
Program (SCIP) or another financing mechanism and/or eligible for other subsidies for housing
projects to entice home building and address Los Alamitos' Regional Housing Needs Allocation
(RHNA) requirements?
 
Will the cost of private and public improvements be financed by a community facilities district/Mella
Roos Act in effect and passed onto the future home buyer?
 
Are internal drive aisles wide enough for fire apparatus/vehicles and are there sufficiently sized
vehicle turnaround areas for large fire vehicles?
 
Are internal streets/drive aisles private and privately maintained or public and City responsibility?
Will parking be prohibited on internal drive aisles to maintain proper clear space for emergency
vehicles?  Emergency vehicle access easements?
 
Does Los Alamitos have a tree ordinance regarding mature trees on a development site?
 
How is the impervious surface area proposed to be treated to meet water quality requirements for
priority development projects?
 
Is the project requesting a parking concession due to the project providing affordable housing?
Where will the project residents park when there is no parking left on site?  Will they park on College
Park East streets and cross at the Heather and Rose Street intersections and/or in between the
signals on Lampson?
 
Are proposed Green House Gas emissions significant and/or unacceptable for this change in land use
designation?
 
Thank you for the opportunity to comment on the project and I look forward to your response.
 
Bob Moehling
 



From:
To: Tom Oliver
Subject: Re: Lampson Project Comments
Date: Wednesday, November 2, 2022 7:34:52 AM
Attachments: image002.png
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Thanks for the link Tom- have a good day.

On Tue, Nov 1, 2022 at 3:32 PM Tom Oliver <Toliver@cityoflosalamitos.org> wrote:

Hi Bob,

 

Good afternoon.  Not at this point.  This is just the beginning step of the Environmental Impact
Report process.  The studies are just beginning.  Please, keep an eye on this page of our City’s
website to see any documents that are released to the public.

 

https://cityoflosalamitos.org/203/Planning-Commission-Projects

 

As always, if you have any questions, please email or call me,

 

Tom Oliver

Associate Planner

City of Los Alamitos

3191 Katella Avenue

Los Alamitos, CA 90720

(562) 431-3538 x303

 



From: bob moehling  
Sent: Tuesday, November 1, 2022 3:10 PM
To: Tom Oliver <Toliver@cityoflosalamitos.org>
Subject: Re: Lampson Project Comments

 

Thanks Tom, does the applicant have an estimate as to when the draft EIR will be out for
public review?

 

On Tue, Nov 1, 2022 at 9:40 AM Tom Oliver <Toliver@cityoflosalamitos.org> wrote:

Hi Bob,

 

Good morning.  Thanks for your response.   The City will consider these issues as a part of the
Environmental Impact Report. 

 

As always, if you have any questions, please email or call me,

 

Tom Oliver

Associate Planner

City of Los Alamitos

3191 Katella Avenue

Los Alamitos, CA 90720

(562) 431-3538 x303

 





proposed developments adjacent to the JFTB?
 
What is the impact on Police and Fire response for Los Alamitos emergency programs?  I
assume the existing Federal building pays zero property tax to Los Alamitos; does property tax
on proposed housing units pay for emergency services required? Roof tax = community facilities
district to offset financial impacts to city?

Is the developer proposing financial assistance from the Statewide Community Infrastructure
Program (SCIP) or another financing mechanism and/or eligible for other subsidies for housing
projects to entice home building and address Los Alamitos' Regional Housing Needs Allocation
(RHNA) requirements?
 
Will the cost of private and public improvements be financed by a community facilities
district/Mella Roos Act in effect and passed onto the future home buyer?
 
Are internal drive aisles wide enough for fire apparatus/vehicles and are there sufficiently sized
vehicle turnaround areas for large fire vehicles?
 
Are internal streets/drive aisles private and privately maintained or public and City
responsibility? Will parking be prohibited on internal drive aisles to maintain proper clear space
for emergency vehicles?  Emergency vehicle access easements?
 
Does Los Alamitos have a tree ordinance regarding mature trees on a development site?
 
How is the impervious surface area proposed to be treated to meet water quality requirements
for priority development projects?
 
Is the project requesting a parking concession due to the project providing affordable housing?
Where will the project residents park when there is no parking left on site?  Will they park on
College Park East streets and cross at the Heather and Rose Street intersections and/or in
between the signals on Lampson?
 
Are proposed Green House Gas emissions significant and/or unacceptable for this change in
land use designation?
 
Thank you for the opportunity to comment on the project and I look forward to your response.
 
Bob Moehling
 







Recreation- should be contained within the new development.

Road impacts from heavy equipment- what will Lampson road condition look like. Will we
get flat tires from construction debris. Have to dodge construction debris & be involved in an
accident. To the new tenants. Driving from Valley View is very dangerous during the time the
sun is at its worst location & you can't see what's coming down the road.

Schools / Libraries- Can Los Al handle an increase in students?

Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley View, cut
through traffic, etc) Just increased incidents off accidents.

Taxes- Hope this development doesn't effect any of my already high taxes.

Utilities & Service Systems Will all be underground & out of site?

Views from our backyards- Im sure those houses on Lampson will be affected. Those on
corners( Rose) more so! Glad I dont live close to Lampson

This new development will change the lives of the entire CPE community! And not in a
positive way! 

Sent from my Verizon, Samsung Galaxy Tablet







dogs. (2) Some sort of playground equipment and courts for the residents of the community.
Make it a community that is worthy of the values of the city. Not just another high-density
project that will appease the state.

There are many other ways we believe the new development will have an adverse impact on the
existing community, but we will leave it at these four. Please consider, seriously, all the concerns
sent to you as many are rooted in safety and a reduced quality of life for neighboring communities.
While we understand the state requires additional density, we believe cities need to push back in
any way possible to make these new developments livable and reflect the standards and values of
the community.

Thanks for your time and consideration.

Best Regards,

Valerie and Don Munro





Additional Species

Great Egret
Orange Crowned Warbler
House Finch
Northern Mockingbird
European Starling
Says Phoebe
American Kestrel
Killdeer
Allen’s Hummingbird
Anna’s hummingbird 
Mourning Dove
Canada Goose
Yellow rumped warbler
White crowned Sparrow
Lesser Goldfinch
Bushtit
American Crow
Great Blue Heron
Mallard
Barn Swallow
Great Tailed Grackle
Lark Sparrow
American Robin
Blue Grey Gnatcatcher
Violet Green Swallow
tree swallow
Savannah Sparrow
Western Kingbird
White throated swift
Turkey Vulture
Nuttall’s woodpecker
Red shouldered hawk
Ruby crowned kinglet 
American Goldfinch
American pipit
Common Raven
Scaly breasted munia
Northern Flicker
Dark eyed junco
Palm warbler
Red winged blackbird
Wilson’s warbler
Pin tailed whydah
Peregrine falcon 
Northern rough winged swallow
House wren
Western wood peewee
Western meadowlark









2022 Los Alamitos Lampson Housing Project concerns: 
 

1.  Lampson is dangerous enough with speeding cars all hours of the day, and others 
going through red lights in the early morning hours, don’t need or want a possible 
additional 500 cars on this street, being only 2 lanes on each side.  Heavy and 
dangerous traffic. 

2.  Housing is placed at the outer boundary of Los Alamitos, and it won’t affect their 
city/neighborhoods, but will strongly hinder our neighborhood of College Park East 
(CPE), Seal Beach. 

3. Part of this housing project is low income housing?  Low income housing has the 
potential to bring increased crime to our neighborhood.   Our home values could/will 
decrease. 

4. Minimal parking at this complex?  There is the potential for increased traffic and 
parking and crowding in our neighborhood.  Many households park on the street, not 
in their garages or driveways.  Our streets will be jammed with Los Alamitos vehicles.  
Does CPE now need residential parking permits, and give tickets or tow Los Alamitos 
cars?  Will Seal Beach now have to enforce parking permits, if this is needed? Costs for 
permits/enforcement? 

5. There is not a large police presence here at CPE, and we don’t need one…but that may 
change with additional housing units across the street.  With these new 
houses/people/cars/noise/traffic, our neighborhood will suffer from all of this.   

6. This town has been known as “Mayberry by the Sea” and is the reason we moved here 
from Long Beach. This will certainly taint this title. 
 
 
This is a huge negative to our lives, homes, and lifestyle…..a quiet, safe and a small 
piece of heaven we love.  Protect us city of Seal Beach and whoever has the power to 
stop this invasion of our small, great town. 

 

Aesthetics:  More development on Lampson will not be  pleasant to see . It’s 
mainly open space right now with green space.  More development will 
definite ly not be  aesthetically pleasing to this neighborhood and may cause 
loss of home value. 
 

Air Quality:  Air quality will most definite ly be  impacted with the  increased 
traffic on Lampson with the  new development.  During construction, with 
the  heavy equipment and other vehicles, a ir emissions will increase  and the 



cumulative  impacts from this will definite ly be a  problem, especially with 
older residents and those  with comorbidities. 
 
Construction Noise  and road closure:  This will definite ly be  a  big problem 
for the  residents at College Park East (CPE), Seal Beach. Lampson is a lready 
a major, busy road for drivers and is a lready very easily impacted by minor 
construction projects.  This project will have a  tremendous negative  impact 
on Lampson and CPE residents. 

  
Fire  /  Police  /  Medical Response:  Will be  hindered by increased traffic on 
Lampson.  More traffic on Lampson means potentially more accidents and 
police/ medical response needed. 

 
Greenhouse Gas Emissions:  Definite ly will increase  due to construction 
re lated vehicles, heavy and small equipment use  during construction, and 
increased car emissions from the increased traffic. 

  
Hazards & Hazardous Materials:  Lampson Ave is a lready hazardous 
because of the  speeding, and increased traffic will cause it  to be  even more 
hazardous to drivers and pedestrians. In addition, the  hazards of increased 
vehicle  emissions which are hazards to our breathing. 

 
Land Use & Planning:  The proposed development is adjacent to an active  
military a irfie ld  and in potential danger from airfie ld  accidents.  A 
community development in this location is inconsistent with the  
surrounding land use. 

 
Noise  Pollution (vehicles on Lampson):  There  already is a  noise  issue from 
Lampson traffic.  There  will be  added noise  pollution from not only the  
increased vehicles on Lampson, but added vehicles on the  405 freeway from 
residents exiting to approach Lampson and the new development.  

 
Population & Housing:  Increased population and housing in Los Alamitos 



will impact the  adjacent CPE Seal Beach neighborhood, including CPE 
parking spaces, use  of CPE parks. 

 
Parking in our neighborhood:  Most definite ly the  increased population, 
traffic and housing in Los Alamitos will impact the  adjacent CPE Seal Beach 
neighborhood parking spaces.  Parking permits for CPE residents should be 
implemented to prevent parking spaces being taken by the  new 
development.   

 
Public Services:  New development in Los Alamitos will cause  added strain 
on Seal Beach public services including police  and fire  department due to 
potential negative  impacts on Lampson Ave, i.e . traffic accidents, pedestrian 
re lated issues, traffic issues.  

 
Recreation:  More development means increased use  of parks and park 
equipment (from non-city residents) resulting in need for more care  and 
upkeep of parks/ equipment and need for additional funding (from Seal 
Beach residents) for upkeep. 

 
Road impacts from heavy equipment:  Lampson is a  heavily trafficked street 
and very prone to potholes, which can result in vehicle  damage.  Heavy 
equipment will definite ly cause  more damage to Lampson than just the  
normal heavy traffic. This will result in the  need for additional funding 
(from Seal Beach residents) for upkeep on road repairs.    

 
Rodents:  With this development, more people  means more trash and litter 
around because most people  are  lazy and don’t clean up after themselves, 
resulting in vermin like  mice and rats. 

 
Schools /  Libraries:  There  will obviously be  more crowding at schools with 
more development, which will mean higher student to teacher ratios which 
negatively impacts learning.  The local libraries will be  impacted with more 
use  by people , and more upkeep and resources needed at the  libraries. 



 
Traffic Safety (u-turns at heather, left /  right turns at Seal Beach Blvd and 
Valley View, cut through traffic, e tc):  Lampson is a lready a heavily used 
street between Seal Beach Blvd. and Valley View, and adding additional 
traffic will cause  a  tremendous cumulative  impact on traffic safe ty.  There  is 
regular speeding and continuous traffic violations on Lampson that will 
definite ly get worse  with more development.  More cars in CPE will a lso 
cause  safety issues for pedestrians and residents. 

 
Utilit ies & Service  Systems:  New development will cause  added burden to 
utilit ies and service  systems, of which many are in need of repair and 
frequent upkeep.  Infrastructure  is a lways lacking behind hasty 
development projects and adds stress to utilit ies and service  systems.  

 
Views from our backyards:  More development on Lampson will not be  
pleasant to see  from front or backyards. It’s mainly open space right now 
with green space.  More development will definite ly not be  aesthetically 
pleasing to this neighborhood and may cause loss of home value. 

 

Most likely, Seal Beach residents will have to bear the  burden of costs and 
decreases in current lifestyle  and negatively impacted home values, and 
not the  city of Los Alamitos.  

Respectfully, 

Bart and Alice O’Brien 

 

 

 

 

 
 







Regards,
Adam Offenberg













Enea Ostrich





From:
To: Tom Oliver
Subject: Re: Lampson Project Comments
Date: Tuesday, November 1, 2022 9:35:30 AM
Attachments: image003.png

image002.png

Good morning Tom,

The tone of my comments may overshadow the message.  I would like to amend my comment
to the following extent:

Please delete the last paragraph of the email I sent to you.  I think the first paragraph I wrote
conveys the message clearly.   The last paragraph begins with, “Many of the residents….”
Please delete this paragraph.  

Thank you,
Nick Papadakis

Sent from my iPhone

On Oct 31, 2022, at 2:13 PM, Tom Oliver <Toliver@cityoflosalamitos.org>
wrote:

Hi Nick,
 
Good afternoon.  Thanks for your response.   The City will consider these issues as a
part of the Environmental Impact Report. 
 
As always, if you have any questions, please email or call me,
 
Tom Oliver
Associate Planner
City of Los Alamitos
3191 Katella Avenue
Los Alamitos, CA 90720
(562) 431-3538 x303





Many of the residents of this area own fire arms for good reason. Crime is
rampant generally. People own fire arms for personal protection because the
police have been hand cuffed. Imagine turning loose a low or no income
population in the streets of the areas mentioned above. Such people are looking
for opportunities to steal and maybe worse. Guns will be used.
Does the city council want gunfights in the streets? Keep the undesirable element
away from this area. That is part of your job as public officials. As public servants
you should protect your constituents from crime we see on TV occurring in other
cities. 

Sent from my iPhone











 

As most new communities, parking is developed to only serve the residents living there and probably
only 2 cars per household.  When that expands due to children getting cars, or during holidays, there
will be little to no additional parking for the Lampson Project residence expanded and extended
families, especially during holidays.  That parking issue will bleed over to CPE/Seal Beach and create
parking issues within our community.

 

It is irresponsible to create a high-density community without the resources to support it.

For Los Alamitos residents, having a new community pop up on the other side of a large military
base may sound like a great idea.  It won’t impact current Los Al residents’ everyday life.  It will add
to the tax base, etc.  But for us in CPE/Seal Beach, which is outside Los Al control, we are the ones
being impacted.  We will have the noise, the pollution, over population of our parks, will have
parking impacted in front of our own homes, and increased traffic and possibility of accidents that
impact everyone.

 

I believe that the plan is not well thought out.  It won’t support the Lampson Project residents.  The
lack of resources will create enormous pressure on CPE/Seal Beach residents.

Quality of life for those residents and as well as neighboring communities should be considered. 

It is not just about how many homes can be crammed into a limited space and the maximum dollars
that can be achieved for developers and Los Al.

I ask that you reconsider moving forward with this project.

 

Terry Pederson

  

 





living for all in this area, and add more issues to the already precarious issue of water
in the state.  I hope the city will reconsider any support for this plan.

Respectfully Submitted.
L. Pellegrini, Ph.D. 











o   Nighttime illumination
o   Existing visual characteristics

-        Property Values
o   Existing home values are likely to decrease and be adversely impacted due to
additional multi-family dwellings alleviating housing pressure in an area that is
primarily single family homes

-        Air Quality and Environmental Conditions
o   Increased carbon monoxide emissions
o   Increased particulate matter
o   Increased greenhouse gas emissions

-        Biological Impacts
o   The appropriate agencies must investigate how this development will impact local
wildlife
o   There are a large number and variety of birds in the area – hawks, falcons and
other large birds of prey, as well as squirrels and other varieties of smaller birds

§  Do any of these birds nest and feed in the vicinity of the development site?
§  Do any of these birds of prey have special environmental protective or
endangered status?

o   How many trees will be eliminated for this project and how will this impact shade
and air quality?

-        Geology and Soils
o   Impact on drainage in the area
o   Runoff concerns
o   How will the local soccer field conditions be impacted?

-        Public Protection Services Impact
o   Fire protection

§  High population density requires additional fire protection services
§  Multi-family dwellings tend to require more fire protection

o   Police protection
§  High population density requires additional fire protection services
§  Is there an expectation that crime may increase in the general vicinity due
to a higher population density?
§   Additional police support from the City of Seal Beach will be required as a
result of a development that is taking place in a separate city (Los Alamitos),
which will impact Seal Beach taxes

-        Other Public Services
o   Library

§  Can local libraries accommodate the additional residents?
o   Parks and Recreation (There are no planned parks or play areas for the residents
of this development which will directly impact College Park East parks)

§  Can local parks accommodate the additional residents causing an
increased rate of wear and tear?

 

As the leader of the city council in Los Alamitos, it is imperative that you perform the necessary steps
and due diligence to halt the Lampson Project. I urge you to disapprove the current proposed
development plan, reassess and preserve the well-being of the surrounding communities.

Regards,

 
Mike and Jessica Polye











inevitable rise in crime with car break ins.  Car break ins in CPE
has been on the rise the last few years.  IT would explode if this
project gores through

5)   Air quality CLEARLY will be harmed by a massive increase in
traffic

6)   Noise pollution will also be off the charts too

7)   All of the CPE parks especially Heather park will be used
excessively.  Waiting an hour sometimes to play tennis at
Heather park will now turn into 3 or 4 hour wait to play.

8)   I am concerned about how this will work for the Los Alamitos
police department.  It is a long out of the way place to patrol. 

9)     Local schools will also be impacted too with larger classroom
sizes.  Children undoubtedly crossing Lampson for bus pickups
will be unsafe as Lampson is like a 50 MPH highway.

  IF I can think of more, I will    This was just off the top of my head.

 

 

Tom Power

 

 

 







prevents a direct left turn from the site.  

Inadequate Public Facilities Will Cause Project Residents To Use 
Seal Beach’s, Which are Paid For and For the Use of Seal Beach Residents

College Park East’s three parks, including their kids’ playgrounds and tennis and
basketball courts, are maintained by the taxes paid to the city of Seal Beach by its
residents for the use of its residents.  The absence of any similar public spaces and
facilities in or even near the Project in the city of Los Alamitos, and the fact that Seal
Beach’s facilities are just across the street from the Project, insure that the hundreds of
Project residents will want to make use of the Seal Beach facilities at Seal Beach’s
expense.

Strain On School System

Although College Park East has no elementary school itself, the hundreds of new
Project residents will put a strain on the already crowded Los Alamitos Unified School
District system.

Installation of New Utility Infrastructure Needed by Project 
Will Cause Major Disruptions

The change in the use of the land from a state office building to housing for
hundreds of residents will necessitate major utility infrastructure changes.  The
construction work needed for these changes will cause of major disruptions to Lampson
Avenue and College Park East residents for many months.

Environmental Concerns

The Project’s hundreds of new residents will put a strain on water delivery in a
region already suffering from drought conditions.   The pollution resulting from hundreds
of new residents and their vehicles and other polluting appliances and devices, squeezed
into 12.3 acres, will affect the existing residents across the street in College Park East.  

I urge you to use your office to strongly oppose the 4655 Lampson Avenue Project
and to prevent this high density residential use of the property or any other use so wildly
divergent from its former use as a modest office building.  

Mary Ramsden Saenz





Land Use & Planning
Noise Pollution (vehicles on Lampson)
Population & Housing
Parking in our neighborhood
Public Services
Recreation
Road impacts from heavy equipment
Rodents
Schools / Libraries
Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley View, cut
through traffic, etc)
Utilities & Service Systems
Views from our backyards

Sent from my iPad







THANK YOU,
CONCERNED RESIDENT OF SEAL BEACH COLLEGE PARK EAST
NEIGHBORHOOD,
AMY REID 





Rodents
Schools / Libraries
Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley View, cut
through traffic, etc)
Utilities & Service Systems
Views from our backyards

Sent from my iPhone





















noises are made.

Dear Mr. Oliver, 
Please help us keep Arbor park
available for our AYSO community.  We
are part of a soccer family that needs
your assistance and expertise to help
us keep using this facility.  This is and
has been a blessing for gathering and
playing soccer many years. Thank you
for your support and understanding. 

Sincerely,  
Tommy Salas 







if necessary, mitigation measures proposed.  The noise study should be conducted to 
include all hours of the day on Saturdays when whistles, loud voices, cheering and other 
noises are made.

Sent from my iPhone







from this for years to come 
Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley View, cut
through traffic, etc) this is a major concern as this area is already extremely dangerous! 
Utilities & Service Systems - we dont have the natural resources to support more families in
this area 
Views from our backyards - will destroy my view of the Base and the fields 

Kari Scheer-Stachowiak





Fred Schutz

Sent from my iPhone







In closing, my take regarding the developer's willingness to create an open dialogue with CPE residents
and other neighbors is that the plan presented is not the final plan. Like creating a budget, you always
sandbag the numbers (revenues lower than obtainable and expenses higher than required) in order to
negotiate a final budget that is acceptable to all. You would probably know but I believe that the developer
probably has two sets of plans for the development and they presented the most aggressive one knowing
that they can come back with the 2nd plan which is what they were hoping would be approved in the first
place. This way, it looks like they are operating in good faith and providing concessions to neighboring
homeowners while getting what they wanted in the first place.

Thank you for taking the time to learn about my concerns.

Marc Serlin





















November 1, 2022 
 
Tom Oliver 
Associate Planner 
City Of Los Alamitos 
3191 Katella Avenue 
Los Alamitos, CA 90720 
Subject; 4665 Lampson Project 
 
Dear Mr. Oliver, 
 
I am a native born Californian with over 60 years residency in Orange County and a 
decades long resident of Seal Beach. Over the years I’ve witnessed the development of 
open space, farms, orchards, pastures into homes, commercial areas, shopping centers, 
roads and freeways and have experienced all the impact on infrastructure and traffic 
congestion this development naturally brings with it. Lately I’ve been seeing the 
demolition of old shopping centers and industrial buildings to reclaim land to build high-
density residential areas. I recently learned about the proposed development of the 4665 
Lampson Project for this purpose and wanted to voice my objection to this project for 
your consideration. 
 
I am a capitalist and don’t begrudge an investors desire to make a profit on his 
investments to create wealth and prosperity for his family and his business but I also feel 
that there is a societal aspect that should be considered so that residents, the city and the 
investor all takeaway something beneficial because a development like this impacts 
everyone. 
 
I am concerned about the impact on traffic not only on Lampson, but also on the cross 
streets, Valley View and Seal Beach Boulevard and the freeway exits. The addition of 
new residential units on Lampson will increase traffic, noise, quality of life and pollution 
on this already busy street. This location will cause the local freeway exits to be even 
more congested that they are now even after the extensive improvement made by 
CalTrans over the past 10 years. This will impact everyone needing access to the freeway 
regardless if they live miles from College Park East and this 4665 Project. Along with 
increased traffic congestion is the need to mitigate safety risks as a result of the volume 
increase. This new development and added traffic with cause more accidents and pose 
higher risk to children and adults using the sidewalks and bike lanes along Lampson. The 
noise will have a negative impact on the homeowners in College Park East and the new 
development. I am asking for traffic, wildlife and safety impact studies be done 
immediately. 
 
In closing I am just asking that this project be considered in a holistic way that takes into 
consideration the needs of the already existing neighbors and not just the revenue to the 
City and the profit to the developer. 
 
Glenn Smith, Old Town Seal Beach  



















From: 1!!111 To: 
Subject: 4665 LAMPSON AVENUE A.K.A. WEST ED PROPERTY - Feedback 

Wednesday, November 2, 2022 2:29:33 PM Date: 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

Hi Tom, 

As a member of the CEP community, we are strnngly against a large building project on 
Lampson. 

• The road is aheady ve1y busy and poorly planned. We live on Birchwood and our street 
is unsafe as is with people using it as a bypass. 

• Our streets are barely able to accommodate the excess of cars from the people who 
cmTently live here - people have more cars than can fit on their driveways or in garages. 
Having more cars parked for a large-capacity building (owners and visitors) will be 
unbearable. 

• Our parks are some of the worst in the area and we are ah-eady limited on green space. 
Having a project that does not include its own resources is unacceptable. 

Plese reconsider this project. 

Thank you, 

Michelle Stohler 



From: 
To: 
Cc: 

Subject: 
Date: 

1!11! 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@gmail.com 

Lampson Project Comments 

Tuesday, November 1, 2022 4:35:47 PM 

[ill IRONSCALES finds this emai~t the email was sent 
from an unfamiliar address I 

I am writing to express my deep concern re : the Lampson Project. I live in College Park East. 
Lampson is ah-eady a busy str·eet with a high accident rate; adding more tr·affic does not make 
sense. I anticipate drivers will elect to cut through our neighborhood using Ironwood and 
Hazelnut to avoid the inevitable delays along Lampson. This will put our children at risk. I'm 
also concerned the increased tr·affic and additional residents will affect our police and fire . . 
response m emergencies. 
I can only imagine the nightmare it will be during construction. 
I hope you will consider the negative impact this Los Alamitos project will have on the 
citizens of Seal Beach. Residents of Los Alamitos will not be affected at all, yet Seal Beach 
residents will tr1Ily suffer. 
Sincerely, 
Christine Stone 

### THIS IS A TEMPLATE, PLEASE REVIEW AND WRITE YOUR OWN EMAIL 
USING THE SUGGESTED TOPICS BELOW### 

The developer is required to review each Environmental concern. 

They are counting on us not saying anything and breezing through the process. 

Now is our time to stop this. Mention as many examples and be specific in asking for 
environmental/technical studies. 

Please be generous when providing examples of how this project could negatively affect our 
community. Some examples are below, and don't forget to include your name, address, and 
contact info1mation! 

Aesthetics 
Air Quality 
Cultural Resources 
Construction Noise and road closure 
Fire / Police / Medical Response 
Greenhouse Gas Emissions 
Hazards & Hazardous Materials 
Land Use & Planning 
Noise Pollution (vehicles on Lampson) 
Population & Housing 
Parking in our neighborhood 



Public Services
Recreation
Road impacts from heavy equipment
Rodents
Schools / Libraries
Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley View, cut
through traffic, etc)
Utilities & Service Systems
Views from our backyards



From: 
To: l!W 
Cc: 

Subject: 
Date: 

Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@gmail.com 

Lampson Project Comments 

Tuesday, November 1, 2022 12:23:15 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Dear City of Los Alamitos, 

As a resident in College Park East in Seal Beach for over thirty years, the planned 
development north of Lampson causes me great concerns. 
1. Lampson A venue is a heavily trnveled thoroughfare from West Garden Grove to Los 
Alamitos/Seal Beach. Adding this number of housing units/residents to the area no1i h of 
Lampson A venue will only exacerbate an ah-eady congested street. There does not appear any 
access to the proposed development other than off of Lampson. 
2. Parks and open spaces add to the quality of life. This proposed development does not add 
additional parks and diminishes open space. 
3. Should this proposed development come to fmition, the traffic density on Lampson at peak 
times will lead to the use of College Park East residential streets (i.e. , Ironwood and Hazelnut) 
to be used by drivers as alternate "cut through" routes to avoid Lampson traffic. 
4. While there may be plans that I have not seen, what resomces in tenns of fire and police 
service are included with this proposal? 

I would like to request the results of an environmental impact / technical studies regarding 
how the proposed development will impact the area. 

Please reconsider how this development proposed by the City of Los Alamitos will negatively 
impact their neighbors in College Park East (Seal Beach), West Garden Grove, and Rossmoor. 



From:
To: Tom Oliver
Subject: PROPOSED 246 RESIDENTIAL UNIT PROJECT FOR 4665 LAMPSON AVENUE A.K.A. WEST ED PROPERTY
Date: Wednesday, November 2, 2022 7:18:34 PM

Hello,

This is the second email from me. Has this proposal been notified to the FAA or the military?  I know
there are some criteria that airports must meet for their instrument approach and departure procedures. 
There is also the Seal Beach VOR navigation beacon (SLI) on the field that is used to define such
procedures, airway routes, and federal airways.  SLI is a mere 1200 to 1300 feet from the proposed site.

Please keep these under consideration,
Tony Sun
Garden Grove, CA



From: 
To: 
Subject: 
Date: 

B er 
PROPOSED 246 RESIDENTIAL UNIT PROJECT FOR 4665 LAMPSON AVENUE A.K.A. WEST ED PROPERlY 
Wednesday, November 2, 2022 6:54:46 PM 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

Hello, 

I am a soccer parent new to the A YSO region 159 serving kids and family for decades. I just wanted to 
share couple of my concerns with this new project. First, the impact on traffic when Arbor Park is in full 
operations during peak soccer seasons and the neighboring dog park. I don't think residents of the new 
units, as well as neighboring communities, would appreciate the potential delays and stresses that come 
with such situations. Not to mention the risk increase of accidents when traffic may be at such a high 
density. 

The second is the impact of noise for neighboring communities as well as for the new residents. Noise 
not only from activities of the park during busy times on the weekends, but also from the Los Alamitos 
Joint Forces Training Base which is virtually right next door. The airfield traffic consists of certain civilian, 
law enforcement and military traffic, with occasional visits from tactical jets. When these tactical jets 
break overhead to enter the traffic pattern, their flightpath goes right over the proposed units. Believe me, 
the sudden blast of jet noise from these jets will be quite alarming and has the effect of disturbing the 
peace, waking children and babies from their naps to even causing adverse medical conditions for any 
elderly residents. From history, airport neighborhoods that complain about airplane noises were always 
built well AFTER the establishment of the airfield/airport and this situation is looking like yet another 
example of airport vs. neighboring communities. 

Please consider these factors before preceeding, 

Thank you, 
Tony Sun 
Garden Grove, CA 



November 2, 2022 

 

Mr. Oliver, 

Thank you for the opportunity to share some of my concerns regarding the proposed project at West Ed.   

Traffic: 

This project will add vehicle trips to Lampson Avenue.  That in itself may not be significant, but I believe 
that existing traffic will be increased over the next 1-3 years by the completion of the I-405 Improvement 
Project and by a proposed development project on the Old Ranch Country Club property.  In addition to the 
West Ed development, the other two projects will result in a cumulative increase of traffic on Lampson 
Avenue. 

The I-405 Improvement Project is scheduled for completion in late 2023. This project will result in adding an 
additional general-purpose lane in each direction on the freeway, in our area.  There will be no increase in 
the number of travel lanes in Los Angeles County, so traffic congestion will undoubtedly increase as the 
northbound I-405 traffic crosses the county line.  In addition, the Express Lanes (toll lanes) will end at the 
junction with the I-605 freeway, which will result in drivers changing lanes at this point, both for some 
drivers to exit toll lanes and for others to move into the free HOV lanes in Los Angeles County (which unlike 
Orange County’s Express Lanes, will allow 2-occupant vehicles to travel for free). This mixing will cause even 
more congestion.  Presently, some local drivers avoid this area already due to congestion and that number 
will probably increase as drivers try to circumvent the toll lanes.  Traffic on Lampson may very well increase 
for local drivers going to CSULB, the VA and beyond into Long Beach via 7th Street (SR-22). 

The Old Ranch Country Club project is proposing a 103-bed Assisted Living facility, 51-unit Senior Housing 
complex, a 150-room hotel, medical offices, and restaurants to be added to their country club.  This 
proposed project will generate additional traffic from new residents, hotel and restaurant guests, vendors, 
patients, and employees.  

Lampson Avenue presently is busy during peak drive times and adding additional residents at West Ed will 
add to these peak times.  The 701 bus line is inactive and reportedly being phased out.  The park and ride 
lot is going away.  I cannot see how Vehicle Miles Traveled will do anything but increase. 

Traffic Safety: 

Due to the speed on Lampson Avenue and its curves, it has seen a number of serious accidents over the 
years.  I am concerned with egress/ingress of this project, as well as that for residents of College Park East 
after the amount of traffic has increased.  A few months ago, the southbound I-405 on-ramp at Seal Beach 
Blvd was closed for a month while it was being reconstructed.  There was an increase of traffic on Lampson 
because of other locals using it to access the southbound I-405 on-ramp on Valley View.  Traffic became so 
heavy that it became difficult for eastbound traffic on Lampson to safely make left turns into College Park 
East.  I am likewise concerned about drivers trying to exit the West Ed development safely, especially to 
make left turns into heavy, fast-moving traffic on Lampson.  We presently have vehicles exiting onto 
Lampson from Arbor Park, who then make a U-turn at Heather Street, and this surprises drivers turning 
right onto Lampson from Heather street in College Park East. (Anytime there is an accident on Lampson, 
traffic is either blindly diverted thru College Park East when Lampson is closed, or sometimes must be 
diverted all the way to either Katella or Westminster to go around to Valley View – Lampson is our only 
egress/ingress to the neighborhood). 



I was also concerned to hear at the Scoping Meeting that there is not an identified bus stop identified inside 
the proposed development.  Traffic is fast-moving on Lampson and not a good place for students to wait for 
a school bus nor a good place for a school bus to stop and load students.  The Los Alamitos Unified School 
District is a strong draw and there will definitely be children in this development.  I feel that a safe interior 
location should be found for an interior bus stop. 

Parking: 

The parking proposed for the apartments, although legal, appears to be definitely inadequate. Only 98 
spaces (One car per apartment plus only 21 additional) will result in overflow of cars to other areas – 
whether inside the development or to the streets of College Park East.  We have a similar problem now 
with condos on Montecito Drive spilling their parking into Rossmoor, even though parking is allowed on 
Montecito. No parking is allowed on Lampson.  Parking on Heather Street could impact a bus stop there, as 
well as the ability for park-users to have adequate parking.  Parking overflow to Rose Street would mean 
that those residents would have to compete for parking for themselves and their guests with the West Ed 
homes. 

Recreation: 

The concept plans indicate two tot-lots being proposed for this development.  I do hope that these are 
included in the final plans.  This project will undoubtedly have children and there should be some 
recreational opportunities for them.  Heather Park, located across Lampson, is already College Park East’s 
busiest park and is in need of renovation.  Seal Beach has a contract with AYSO for the use of Arbor Park, in 
which the soccer organization maintains the field as a condition of their exclusive use.  In exchange, dogs 
are not allowed on the play field in Arbor Park but must go instead to the dog park.  Presently, Arbor Park is 
locked every night between sundown and sunrise.  It was my understanding that this was a security 
measure since this fence line is the southern boundary of the military installation (however I have not been 
able to verify that).  Another issue is the loss of parking for soccer at Arbor Park, which is a huge issue for 
AYSO. 

Hydrology/ Drainage: 

Any run-off must be contained or diverted.  College Park East has a drainage problem and rainwater 
reportedly enters the tract from Lampson at Heather, adding to flooding on Ironwood.  It is important that 
no additional flow is added to Lampson, which could potentially increase the flooding problem in CPE. 

Utilities and Service Systems: 

I am assuming that residents of homes and townhomes that have garages will be able to have chargers for 
electric vehicles.  As California is planning to discontinue the sale of gas-powered vehicles, will there be 
sufficient space allocated for electric vehicle charging in the apartments? 

Air Quality, Green House Gases, Heath Concerns, and Noise are all potentially impacted by an increase in 
Vehicle Miles Traveled. 

 

Sincerely, 

Schelly Sustarsic                                                                                                                                                                     
                                                                                                                                             

 



From: 
To: ~ 
Subject: AYSO Region 159 

Date: Wednesday, November 2, 2022 1:16:58 PM 

[g] IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

Dear Mr. Oliver, 

I support A YSO Region 159's environmental concerns regarding the proposed 246 
Residential Unit Project for 4665 Lampson Ave a.k.a. West Ed Property: 

1. Arbor Park has approximately 100 parking spots, with 30 of those parking spaces located 
on the south side of the dog park. Region 159 has always strived to provide adequate 
parking for the dog park, which leaves roughly 70 parking spaces available on Saturdays. 
Therefore, Region 159 families and volunteers utilizing Arbor Park on Saturdays routinely 
park in the 4665 Lampson Avenue parking lot. That parking lot provides over 300 parking 
spaces that are essential to our use of Arbor Park and ensure soccer families are not 
parking in the nearby neighborhood of College Park East (CPE). The proposed project at 
4665 Lampson Avenue states it will provide 557 parking spaces that will be entering and 
leaving the property from Lampson Avenue between traffic lights at Heather Street and Rose 
Street. The lack of signal control currently planned for traffic in and out of the development 
will adversely impact traffic safety on Lampson. It is already a dangerous street with a history 
of serious accidents. The number of planned parking spaces is insufficient for the number of 
planned residences. Garage spaces will be used as storage, or other purposes other than 
parking. Many of the homes will have more than two or three cars and drivers. These homes 
will have guests that will need parking as well . Region 159 is concerned Arbor Park or CPE 
residential streets will then become overflow for the planned development. 

2. CPE has less park acreage than other neighborhoods in Seal Beach, Los Alamitos or 
Rossmoor. Arbor Park has helped fill that void by providing a large grass area to support 
organized and unorganized sports including soccer and baseball. The proposed new 
development details do not show any park space, such as a playground for residents. 
Region 159 requests the EIR include a listing of existing parks within a ½ mile of the planned 
development. In addition, we request the EIR include an evaluation if the planned 
development should include park space, such as a playground, basketball court, etc. for the 
residents of the planned development, to not further impact already limited nearby park 
facilities. 

3. Arbor Park is currently home to many recreational activities, some of which begin in the 
early hours of the morning, plus a portion of Arbor Park is used for a very popular dog park. 
Region 159 requests that the EIR include an evaluation of noise at Arbor Park during busy 
weekends when the park is filled with soccer matches and the dog park is being utilized. To 
avoid future complaints from the new residents of the planned development about noise from 
soccer Saturdays and the dog park, noise impacts should be studied and if necessary, 
mitigation measures proposed. The noise study should be conducted to include all hours of 
the day on Saturdays when whistles, loud voices, cheering and other noises are made. 



Thank You,

Kara Tardivel
Seal Beach resident



From: 
To: 
Cc: 

Subject: 
Date: 

1!!111 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@gmail.com 

Lampson Project Comments 

Wednesday, November 2, 2022 8 :59:38 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

Hello, 

I am concerned about the high density housing development being planned in Lampson 
Avenue. This project could negatively affect our community. Some examples are below. 

Aesthetics 
Air Quality 
Cultural Resources 
Construction Noise and road closure 
Fire / Police / Medical Response 
Greenhouse Gas Emissions 
Hazards & Hazardous Materials 
Land Use & Planning 
Noise Pollution (vehicles on Lampson) 
Population & Housing 
Parking in our neighborhood 
Public Services 

Recreation, as I have toddlers who play in park and I am pregnant as well 

Road impacts from heavy equipment 
Rodents 
Schools / Libraries 
Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley View, cut 
through h'affic, etc) 
Utilities & Service Systems 
Views from our backyards 

Please consider my concerns. 



From: 
To: 1!11! 
Cc: 

Subject: 
Date: 

Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@gmail.com 

Lampson Project Comments 

Monday, October 31, 2022 8:25:40 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

I am a concerned citizen and would like to voice my concern for this project. It will increase 
traffic and have a negative environmental impact on our community. 
Thank you, 
Sarah Tello 

Aesthetics 
Air Quality 
Cultural Resources 
Construction Noise and road closure 
Fire / Police / Medical Response 
Greenhouse Gas Emissions 
Hazards & Hazardous Materials 
Land Use & Planning 
Noise Pollution (vehicles on Lampson) 
Population & Housing 
Parking in our neighborhood 
Public Services 
Recreation 
Road impacts from heavy equipment 
Rodents 
Schools / Libraries 
Traffic Safety (u-turns at heather, left / right turns at Seal Beach Blvd and Valley View, cut 
through u-affic, etc) 
Utilities & Service Systems 
Views from our backyards 

Sent from my iPhone 



From: 
To: 
Cc: 

Subject: 
Date: 

- r 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@Gmail.com 

Lampson Project Comments 

Saturday, October 29, 2022 4:35:29 PM 

IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Dear Sir, 

I am writing because I have been won-ied ever since the Lampson Project came up, even though I am happy to see this parcel 
used for badly needed housing. 

But I am not happy about the planned density. I would like to believe that the plans can be reworked to include more parking 
and a playgrotu1d for children so that CPE is not used for those needs by default. 

We already have parking issues ourselves because few people use their garages for parking cars -- a practice I fear the new 
residents there will follow as well. 

And I hope children will not be tempted to cross dangerous Lampson on their own to come to Heather Park. 

Lampson is already known as Death Alley. I hate to think what the added traffic will mean. Are there any plans to mitigate 
this problem? 

Thank you for considering my comments. 

Pamela Thames 



From: 
To: 

Subject: 
Date: 

~ elley Hasselbrink; Tanya Doby: Mark Chirco; Jordan Nefulda; jkalmick@sealbeachca.gov; 
mvaripapa@sealbeachca.gov; tmoore@sealbeachca.gov; ssustarsic@sealbeachca.gov; 
smassalavitt@sealbeachca.gov 

Lampson Project 
Wednesday, November 2, 2022 6:09: 18 PM 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

As a resident of College Park East ----we have numerous concerns regarding 
the proposed Lampson Project at t ~ ond the obvious concerns of more traffic 
and more air/noise pollution, we have objections to this project as proposed because of the 
following: 

* limited parking in the development which could negatively affect parking in our 
neighborhood 

* lack of parks/ recreation area 
* impact of more students in our schools which will cause overcrowding 
* already strained resources of emergency service providers-fire, medical, and police 
* construction-specifically the impact of large trucks and equipment on Lampson; the noise 

that we would have to endure during construction; the movement of vermin to our 
neighborhood as a result of construction; impact on animals who already live in the area 

* 3 -story buildings which will limit privacy and aesthetics to our one and 2-story homes 
across the street 

* impact of water usage as well as impact on water quality during construction 

We expect the Enironmental Impact Report to address our concerns along with any others we 
may have failed to mention. We respectfully ask that the developer seriously consider our 
concerns as we have endured the construction of the 405 Fwy expansion and now this 
proposed development that we object to as it will negatively impact our daily life. 

Sincerely, 
Thomas and Elizabeth Thomas 



From: 
To: 
Cc: 

Subject: 
Date: 

1!11! 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@gmail.com 

Lampson Project Comments 

Wednesday, November 2, 2022 11:38:31 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

To the Proposed Lampson Project Developer, 

As a College Park East resident in Seal Beach, I am ve1y concerned about the many negative 
impacts the proposed new project will have on our community. 

We ah-eady have a lot of noise from the freeway and overhead from the Joint force training 
base. Adding so many new houses with residents probably having at least two cars per family 
would increase the noise pollution level dramatically. The increased air pollution would also 
be detrimental to our health. In essence we would be sandwiched between the pollution from 
the freeway and the high density housing. 

Lampson ah-eady has potholes when tiucks over a ce1iain weight are supposed to be 
prohibited. Adding the new housing, heavy road equipment, and all the additional cars would 
certainly degrade the roads even more causing more frequent road closures and repairs. This 
would end up costing the CPE residents more in time and money for car repairs and 
maintenance. 

Traffic is getting worse along Seal Beach Blvd. and Valley View. Those are the two major 
entiy roads into our neighborhood as you are aware. Adding even more commuting time just 
to get through Lampson sounds ve1y fmsu-ating. We could potentially have ti·affic until we 
literally anive at our driveway. 

Lampson has only two lanes in each direction. I'm ce1iain cars will be cutting through the 
residential sti·eets to take short cuts since the cars will be congested on Lampson. This means 
neighborhood children, walkers, mnners, dog walkers, etc. will be more put more in haim 's 
way with drivers mshing about. U turns will have to be made at Heather Park, which is my 
major cross sti"eet. That means the wait time at that light will definitely increase each time I 
drive back and forth to my house. 

The physical safety of residents is also at stake. I've lived here a long time and seen numerous 
cars crash into the cinder block walls of neighbors ' backyards along Lampson. There have 
even been fatalities due in part to the curve along the road on Lampson. An increased number 
of cars and ti·affic will increase the likelihood of this happening more often. 

Since ample parking and parks are not provided for the proposed project, we ai·e wonied that 
cars will need to come into CPE to pai·k . The residential sti·eets ai·e crowded enough. CPE 
parks only have a limited amount of resources: tennis comis, playground equipment, open 
grassy ai·eas, etc. It will not be as enjoyable ifthere ai·e too many people there. More cars and 
more people likely means more crime, especially if there are affordable apaiiment units where 
people ai·e more in ti·ansitional phases. 



Please take into consideration that this new project will adversely affect our quality of life in 
more ways than I have the time to list. 

Sincerely, 
Alison Toda 



From: 
To: 

.,. 
Subject: West. Ed Property 

Date: Wednesday, November 2, 2022 9 :52:25 AM 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Hi Tom, 
I'm writing as a concerned parent in regards to the new residential project being proposed on 
Lampson. I have two young daughters that paiiicipate in AYSO 159. It's concerning that there 
will be more trnffic congestion and fmi her limited pai·k spots at Arbor Paik We ah eady have 
difficulty finding a spot and walking in for Saturday games. It is my hope that we take all this 
into consideration prior to approving the building of more residences in this paiiiculai· ai·ea. 
Thank you for your time! 

Respectfully, 
Stephanie Valenzuela 

Sent from my iPhone 



From: 
To: 

.,. 
Subject: Re: West Ed Property 

Date: 
Attachments: 

Wednesday, November 2, 2022 1:17:05 PM 
image003.png 
image002.png 

Thank you for your quick response. I'm glad you 're taking the community concern into 
consideration. 

Sent from my iPhone 

On Nov 2, 2022, at 10:18 AM, Tom Oliver <Toliver@cityoflosalamitos.org> 
wrote: 

Hi Stephanie, 

Good morning. Thanks for your response. The City will consider these issues as a part 

of the Environmental Impact Report. 

As always, if you have any questions, please email or call me, 

Tom Oliver 
Associate Planner 
City of Los Alamitos 
3191 Katella Avenue 
Los Alamitos, CA 90720 
562) 431-3538 x303 

R 

From: stephanie smith 

Sent: Wednesday, November 2, 2022 9:52 AM 

To: Tom Oliver <Toliver@cityoflosalamitos.org> 

Subject: West Ed Property 

Ii] IRONSCAL~s email as this is the 61·st time you received an email from 
this sender·----

Hi Tom, 
I'm writing as a concerned parent in regards to the new residential project being 



proposed on Lampson. I have two young daughters that participate in AYSO 159.
It’s concerning that there will be more traffic congestion and further limited park
spots at Arbor Park. We already have difficulty finding a spot and walking in for
Saturday games. It is my hope that we take all this into consideration prior to
approving the building of more residences in this particular area. Thank you for
your time! 

Respectfully, 
Stephanie Valenzuela

Sent from my iPhone



From: 
To: ~ 
Subject: 
Date: 

Please Stop the Lampson Project 
Tuesday, November 1, 2022 2:32:04 PM 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Good Afternoon, 

I'm writing to voice my objection to the Lampson high density housing project. As a cmTent 
resident in College Park East, I feel that this project will negatively impact not only our 
neighborhood, but Seal Beach and Los Alamitos as a whole. 

Aesthetically, these mid-rise buildings will dilute the intimate neighborhood setting that we 
cmTently have. But that's almost the least of our potential issues. 

Constru ction will produce pollution on various levels. Years of air pollution with the dust, on 
site field fabrication and construction will affect breathing conditions for eve1yone, including 
the elders and children of the neighborhood, The noise will be a hindrance to residents living 
in CPE. Traffic will be congested on Lampson. With those roads only being two lanes each 
way with no space to expand, there will be a noticeable difference in driving conditions. 

I'm mostly concerned about what adding close to a thousand more residents will do. More 
tr·affic means less safety along Lampson and nearby major intersections. Higher population 
means overloading nearby groce1y stores, restaurants, local businesses, and local resources 
like libraries. A potentially higher number of students would make a higher student to teacher 
ratio at our schools, which would impact our education system. Without its own dedicated 
park, we could be seeing higher tr·affic and use of the parks we have in CPE that ah-eady need 
improvements with the younger families moving in. We ah-eady have an increased younger 
family population moving into CPE which is great for the neighborhood and community, but 
we need to continue to keep it safe by limiting overall population in the smTounding area. We 
aheady have a healthy, steady growth and adding such high density housing will quickly 
create a situation that the infrastmcture and resources cannot quickly keep up with. 

I feel extremely blessed and grateful for our small community here in Seal Beach and Los 
Alamitos, and hold CPE close to my hea1t as a resident. It's the last small pocket of a city that 
resides close to the beach that is tucked away between Long Beach and Huntington Beach, and 
I str·ongly hope that you, your colleagues, and city recognize that we want to keep our 
community safe, maintained, and it's unique intimate personality where eve1yone knows 
eve1yone. 

Thank you for your time in reading this. 

A grateful resident of CPE, 





From:
To: Tom Oliver; Shelley Hasselbrink; Tanya Doby; Mark Chirco; Jordan Nefulda; jkalmick@sealbeachca.gov;

mvaripapa@sealbeachca.gov; tmoore@sealbeachca.gov; ssustarsic@sealbeachca.gov;
smassalavitt@sealbeachca.gov

Subject: Lampson Housing Project
Date: Wednesday, November 2, 2022 8:19:01 AM

Hello,

My name is David Vititow and I am a long time resident of College Park East. I understand a
housing project is going up where the federal building now stands across from Rose and
Lampson by the Dog Park. I have several major concerns about a housing project of that size
going up.

My biggest concern is parking. I have taken a look at the drawings, as well as I was at the first
townhall meeting asking questions. A lot of their parking they are including garages which we
all know will be used for storage and can't be constantly regulated to make sure that it is used
for parking. Legally, I understand the builders are including enough parking for the residents
but realistically, they are shy about 200+ parking spots, all of which will end up in College
Park East. 

My other big concern is traffic and accidents. I grew up in College Park East. I saw many
deaths on Lampson, and I still see many accidents on Lampson. There will have to be more
police stationed on Lampson to control speeding vehicles to hopefully prevent accidents. Also,
there will not be any left hand turns out of the complex, forcing everyone who needs to go out
towards Valley View to make a U-Turn at Heather Park, causing major traffic jams and most
definitely more accidents. Or residents will speed through College Park East neighborhood
instead of making a U-turn which is no safer. 

I have a few other smaller concerns. I'm concerned about noise pollution while building the
housing project. I'm concerned with the environment and the impact building these homes will
have on the wild life in the strawberry fields directly west of the project. I'm concerned for the
air pollution caused by all of the equipment building the homes. 

Bottom line is, Lampson is already an extremely busy thoroughfare, and adding an extra 300-
500 cars daily will make it an absolute nightmare. I think that the housing project needs to be
scaled down or potentially just nixed all together. Or build a parking structure of some sort or
something.  I don't know what the winning idea will be for this project but I truly think this
project is way too big for what this little street can handle.

Thank you for your time 

David Vititow

-- 
David Vititow
Operations Manager
Atlas Backflo



From: 

To: 

Cc: 

Subject: 
Date: 

1!1~Ler 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@gmail.com 

Lampson Project Comments 

Wednesday, November 2, 2022 7:23:33 AM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

As a resident of college park east I am wonied about Noise Pollution (vehicles on Lampson). 
Parking in our neighborhood will be impacted severely along with Road impacts from heavy 
equipment. 
Most impo1iantly I'm wonied about Traffic Safety (u-tums at heather, left / right turns at Seal 
Beach Blvd and Valley View, cut through traffic, etc) lampson is such a dangerous street as is 
I feel like this is not the right area for this new development. Because there is no parks in the 
plan! The parks in college park east will be impacted. these parks are afready needing safety 
updates and renovation 
Thanks 
Shanna vititow 

Sent from my iPhone 



From: 
To: 
Cc: 

Subject: 
Date: 

1!1!111 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@gmail.com 

Lampson Project Comments 

Tuesday, November 1, 2022 12:55:38 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Please consider all the traffic for lampson. We are ve1y much against a large development that 
this was not zoned for. Seal beach Blvd is ah-eady too crowded and this will even cause more 
problems. Can our schools handle all of this too? Our college park neighborhood doesn 't want 
the traffic it will cause either! I know California is working to provide housing but this high 
density hurts eve1yone. We did not pay high housing prices to have this happen to our area. 
Do we have enough emergency services, parks, libraries, schools? I hope the community is 
more impo1iant than developers makin a lot of mone . Please consider all of this in your 
plans. Thank you. Teresa Werner 

Sent from my iPhone 



From: 
To: 
Subject: 
Date: 

~ 
Concerns regarding West. Ed Development 

Wednesday, November 2, 2022 8:38:47 AM 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Hi Tom, 

I am writing you as a resident of CPE. My wife and I have serious concerns regarding the 
development proposed for the WestEd building on Lampson. We have 3 children and are 
alaimed by the impact this would have on our community. Lampson is ah-eady a busy street 
and our little CPE community is aheady choked with traffic. Allowing this development 
across the street will only bring more trnffic to Lampson and will result in more dangerous 
cross-trnffic interactions and accidents. Additionally, there will be insufficient parking in the 
new development that will spill over to CPE. Finally, I volunteer as a coach and my kids play 
A YSO and that would be impacted by this development. I'm concerned what this development 
will have on our safety, community, and prope1iy values. 

kind regai·ds, 

Jonny West 
CPE resident 



From: 
To: 

.,.. 
Cc: 

Subject: 
Date: 

Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@Gmail.com 

Lampson Project Comments 

Tuesday, November 1, 2022 8:10:31 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Leaders, 

I have several concerns regarding the Lampson project - see list below. My contact information is: 

Claudia Wilderman 

Air Quality 
Constrnction Noise and road closure 
Greenhouse Gas Emissions 
Hazards & Hazardous Materials 
Land Use & Planning 
Noise Pollution (vehicles on Lampson) 
Parking in our neighborhood 
Road impacts from heavy equipment 
Rodents 
Traffic Safety - additional traffic on Lampson that is aheady has a lot of speeding traffic 
View from my backyard 

This message (including any attachments) contains confidential infonnation intended for a 
specific individual and purpose, and is protected by law. If you are not the intended recipient, 
you should delete this message and any disclosure, copying, or disti·ibution of this message, or 
the taking of any action based on it, by you is sti·ictly prohibited. 

Deloitte refers to a Deloitte member fnm, one of its related entities, or Deloitte T ouche 
Tohmatsu Limited ("DTTL"). Each Deloitte member fnm is a separate legal entity and a 
member of DTTL. DTTL does not provide services to clients. Please see 
www.deloitte.com/about to learn more. 

v.E.1 



From: 
To: 
Cc: 

Subject: 
Date: 

.,. 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: Councilwoman Sandra 
Massa-Lavitt: StoplampsonProject@gmail.com 

Lampson Project Comments 
Wednesday, November 2, 2022 7:44:51 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

Hello, 
I am concerned by the planned housing development on Lampson and the impacts it will have 
on the smTounding area. 

I would like studies to be done to ensure that there is sufficient park space for the residents 
within the development and parking in the new development to avoid impacting College Park 
East and any other neighborhoods. Additionally, that area has no essential services like 
groceries or schools in walking distance to the planned development. I request that 
environmental studies be done on the increased traffic and pollution (noie and smog) that will 
be generated by the development to ensure that it stays within regulato1y limits. 

Thank you, 
Ksatria Williams 



From: 
To: B!IIIIII 
Subject: 
Date: 

4665 Lampson Avenue DEIR NOP 
Tuesday, November 1, 2022 7:32:34 AM 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Hello Mr. Oliver, 

My name is Ryan Winkleman. I am a wildlife biologist and biological consultant and have 
been practicing in southern California for 17 years. I am the lead data reviewer in Orange 
County for the Cornell Lab of Ornithology's eBird website, a global database of bird location 
records supported by citizen science and the birding community, and I am Orange County's 
quaii erly repo1i compiler for the American Birding Association's qua1ierly scientific 
publication North American Birds (NAB), which has examined the status and distribution of 
birds on a local and national scale for decades. 

I am writing about the 4665 Lampson Avenue project in the City of Los Alamitos. I see on the 
City's Notice of Prepai·ation (NOP) website that a Draft Environmental Impact Report (DEIR) 
is planned for this project, but Biological Resources are missing from the list of resources to 
be addressed in it. I am writing to you to let you know that I believe Biological Resources 
should be a focus of the DEIR due to the project's adjacency to both the Joint Forces Training 
Base (JFTB) and Arbor Paik Based on the Exhibit 2 Site Plan on the website, the project will 
raze the existing pai·king lot and office building inhabited by the California Depa1iment of 
Fish and Wildlife (CDFW) and replace them, and the entire rest of the pai·cel, with residences 
where none cmTently exist. 

However, several species of protected birds are known to utilize the immediate smTounding 
ai·ea that could be impacted both by constmction and by the increase in disturbance that would 
result from the new residences. These include species that are obligated under the California 
Environmental Quality Act (CEQA) to be given a significant impacts analysis because they 
have been designated as a CDFW Species of Special Concern (SSC) or higher. This obligation 
is in the first Biological Resources question in Appendix G of the CEQA Guidelines, which 
asks whether the project would "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 Depaii ment of 
Fish and Game or U.S. Fish and Wildlife Service?" 

The species that I believe require a significant impacts analysis in the City's DEIR include the 
following: 

- Swainson's Hawk. This species is designated as threatened under the California 
Endangered Species Act. Between 2018 and 2022 Swainson's Hawks have visited this ai·ea 
annually, with successful nesting confnmed in 2019 (two chicks fledged) and 2021 (three 
chicks fledged) and nesting strongly suspected to have occmTed but failed based on behavior 
in 2018 and 2020. Each year the birds have summered on the far eastern edge of the Old 
Ranch Country Club other than 2019 when they nested on Naval Weapons Station Seal Beach. 
At the time of the discove1y of the 2019 nest, this was the first confnmed nesting attempt in 
Orange County in 131 yeai·s. I actually monitored these birds for several yeai·s due to my 



association as the lead biologist at the time on the I-405 Improvement Project, and worked
closely with the designated CDFW biologist on the project, Ms. Simona Altman. I also have a
network of local birders in the Los Alamitos/Seal Beach/Long Beach area who help keep tabs
on the birds for me for my own reporting purposes in the quarterly NAB reports. They are a
very well-known occurrence in this area both in the birding community and among wildlife
agencies.
- White-tailed Kite. This species is designated as fully protected by CDFW and the California
Fish and Game Code. That means it cannot be taken or harmed in any way other than for valid
scientific research. There is a population of kites that nests nearby and uses the JFTB as
foraging habitat. This is a well-documented use area by this species, with over 300 individual
reports of one or more birds observed in the area since 2018 in the eBird database.
- Northern Harrier. This species is designated as a SSC by CDFW. Although it has no legal
conservation status, SSC are required under the CEQA to be analyzed for significant impacts.
Harriers are also known to frequent this area, with nearly 250 individual reports of one or
more birds observed in the area since 2018 in the eBird database.
- Vermilion Flycatcher. This species is also designated as a SSC by CDFW. Vermilion
Flycatchers have a robust breeding population at Arbor Park and are documented year-round
in typically high numbers by local birders. This species has nearly 450 individual records of
one or more birds observed in the area since 2018 in the eBird database.

I believe that these four species, at a minimum, require a significant impacts analysis in the
DEIR under the CEQA due to their overwhelmingly well-documented presence in the area by
the birding community and biologists. Whomever is hired to write the DEIR should perform a
thorough and exhaustive literature review of which sensitive species are known to occur in this
area and should analyze all of them for significant impacts if they have a conservation status
of SSC or higher. This may include other species that I have not mentioned here including
Peregrine Falcon, Horned Lark, or others, including non-avian species. Construction and
operation of the project may have adverse impacts on breeding and/or foraging behavior by
the four aforementioned bird species and possibly others as well as possibly a loss of foraging
habitat as a result of the development. The project should investigate rigorous nesting bird
protection measures as well as possibly compensatory mitigation for direct and indirect loss of
foraging habitat both on- and offsite as a result of the development and increased human
disturbance.

This is one of the last remaining places in Orange County where these birds have large spaces
of open habitat to support them, particularly for Swainson's Hawks, which had not nested in
Orange County since 1888 prior to the discovery of the 2019 nest. I implore the City of Los
Alamitos to conduct a thorough analysis of Biological Resources in its DEIR for the 4665
Lampson Avenue Project.

Sincerely,
Ryan Winkleman
Orange County North American Birds Quarterly Report Compiler
Orange County Lead eBird Data Reviewer
Senior Ecologist, Ecological Society of America
Senior Biologist, Michael Baker International



From: 
To: B!III 
Cc: 
Subject: ---4665 Lampson ave project 

Date: Friday, October 28, 2022 2:59:04 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

Dear Mr Oliver 

Thank you for the opportunity to respond on the project on Lampson. I live at ---­
- I have lived in Seal Beach for 31 years. College Park East has been a ~ aise 
my two children. The property at 4665 Lampson has been fantastic open space to walk my dogs and 
teach my kids to ride their bikes in open space. I am not opposed to changing from commercial to 
residential. I know we need the housing in Southern Ca. Please consider the density and space of this 
project. You must have two parking spots per unit of housing. Condo, Townhouse or SFR. You know 
each unit will have two adults to pay the rent or mortgage and they both drive a car. There is NO parking 
on Lampson. Over flow parking will go into College Park East. I live two block off Lampson. College park 
will be the only place the over flow can park. Please consider more open space for the complex. You 
need space for kids to play and walk your dogs. The maps shows one small park 14,000 sq ft. , residence 
will all come into College Park and use Heather park and have their dogs crapping on our property. 
Please consider these two items before you approve this project. This will affect my quality of life and I 
hope you consider these changes. 

Mark & Leslie Wintheiser 



From: 
To: 
Cc: 

Subject: 
Date: 

1!11! 
Shelley Hasselbrink: Tanya Doby: Mark Chirco: Jordan Nefulda: jkalmick@sealbeachca.gov: 
mvaripapa@sealbeachca.gov: tmoore@sealbeachca.gov: ssustarsic@sealbeachca.gov: 
smassalavitt@sealbeachca.gov: StopLampsonProject@Gmail.com 

Lampson Project Comments 

Tuesday, November 1, 2022 2:02:27 PM 

[g IRONSCALES couldn't recognize this email as this is the first time you received an email from 
this sender 

To Whom It May Concern : 

I am writ ing regarding the Lampson housing project. My understanding is t hat this will create a tota l 

of 246 housing units for 800+ residents. I am extremely concerned that t his development would 

create more t raffic on Lampson, which is already congested during rush hour. Lampson is t he only 

street College Park East residents can ut ilize in order to get to t he freeways and adding so many 

more residents would only increase t raffic on the street. 

I recently moved to College Park East from Los Angeles and one of t he main reasons for moving 

down here was to live in a safe neighborhood where our children can ride their bikes or walk around 

wit hout constantly having to worry about getting hit by cars. I am worried t hat more cars would be 

on t he road putting our children in danger. Additionally, more people would mean more ca rs and 

more ca rs would lead to more pollut ion and noise. 

I hope you take t hese areas of concern from t he residents of College Park East before proceeding 

w it h the project. Please let me know if you would like me to address any other concerns. Thank you 

for your consideration. 

Sincerely, 

Frank Ya ng 



From: 
To: 
Subject: 
Date: 

.. 
Lampson Project Parent Concerns 
Wednesday, November 2, 2022 12:46:59 PM 

Ii] IRONSCALES couldn't recognize this email as this is the first time you received an email from this 
sender 

To Whom it May Concern: 

My daughter participates in the A YSO Region 159 program that is held weekly at Arbor 
park and we want to echo their concerns about the proposed Lampson project as follows: 

A YSO Region 159 environmental concerns regarding the proposed 246 Residential Unit 
Project for 4665 Lampson Ave a.k.a. West Ed Property 

1. Arbor Park has approximately 100 parking spots, with 30 of those parking spaces located 
on the south side of the dog park. Region 159 has always strived to provide adequate 
parking for the dog park, which leaves roughly 70 parking spaces available on Saturdays. 
Therefore, Region 159 families and volunteers utilizing Arbor Park on Saturdays routinely 
park in the 4665 Lampson Avenue parking lot. That parking lot provides over 300 parking 
spaces that are essential to our use of Arbor Park and ensure soccer families are not 
parking in the nearby neighborhood of College Park East (CPE). The proposed project at 
4665 Lampson Avenue states it will provide 557 parking spaces that will be entering and 
leaving the property from Lampson Avenue between traffic lights at Heather Street and 
Rose Street. The lack of signal control currently planned for traffic in and out of the 
development will adversely impact traffic safety on Lampson. It is already a dangerous 
street with a history of serious accidents. The number of planned parking spaces is 
insufficient for the number of planned residences. Garage spaces will be used as storage, 
or other purposes other than parking. Many of the homes will have more than two or three 
cars and drivers. These homes will have guests that will need parking as well. Region 159 
is concerned Arbor Park or CPE residential streets will then become overflow for the 
planned development. 

2. CPE has less park acreage than other neighborhoods in Seal Beach, Los Alamitos or 
Rossmoor. Arbor Park has helped fi ll that void by providing a large grass area to support 
organized and unorganized sports including soccer and baseball. The proposed new 
development details do not show any park space, such as a playground for residents. 
Region 159 requests the EIR include a listing of existing parks within a ½ mile of the 
planned development. In addition, we request the EIR include an evaluation if the planned 
development should include park space, such as a playground, basketball court, etc. for the 
residents of the planned development, to not further impact already limited nearby park 
facilities. 

3. Arbor Park is cunently home to many recreational activities, some of which begin in the early 
hours of the morning, plus a po1t ion of Arbor Park is used for a ve1y popular dog park. Region 159 



requests that the EIR include an evaluation of noise at Arbor Park during busy weekends when the 
park is filled with soccer matches and the dog park is being utilized.  To avoid future complaints 
from the new residents of the planned development about noise from soccer Saturdays and the dog 
park, noise impacts should be studied and if necessary, mitigation measures proposed.  The noise 
study should be conducted to include all hours of the day on Saturdays when whistles, loud voices, 
cheering and other noises are made.

Thank you for your time and consideration in this important matter.

Sincerely,

Christina Zandi

Sent from the all new AOL app for iOS




