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MEMORANDUM 

DATE: June 25, 2024 

TO: Alicia Velasco Director of Planning/Community Development. City of Cypress 

FROM: Ryan Bensley, Principal, LSA 

SUBJECT: 5665 Plaza Drive Project Scoping Summary 

LSA has completed its review of the written comments submitted to the City of Cypress (City) during 
the public review period, from May 7, 2024, through June 5, 2024, for the Notice of Preparation 
(NOP) prepared for the 5665 Plaza Drive Project. The table below provides a summary of the specific 
issues raised by each commenter and indicates whether the comment will be addressed in the 
Environmental Impact Report (the City is not required to address comments that do not raise 
environmental issues). In some cases, the comments require action items from the team. A copy of 
each written NOP comment submitted to the City is also attached. 

Summary of Scoping Comments Received by the City of Cypress 

Date Commenter  General Issue(s) 
Raised Specific Issue(s) Raised 

Comment to 
be Addressed 

in EIR? 
May 10, 2024 Native American Heritage 

Commission (NAHC) 
Tribal Cultural 
Resources 

Outlined the City’s tribal consultation requirements 
under Assembly Bill 52 and Senate Bill 18 

Yes 

June 5, 2024 Los Alamitos  Air Quality, 
Greenhouse Gas 
Emissions, Traffic  

The commenter requested that the Draft EIR include 
the proposed project’s impact on truck routes, noise, 
air quality and greenhouse gas emissions, and traffic.    

Yes 

June 5, 2024  Warland Investments 
Company and Affiliated 
Entities (Allyssa J. 
Holcomb) 

Air Quality, 
Greenhouse Gas 
Emissions, Noise 
Land Use, Traffic  

The commenter suggest that the proposed project has 
a foreseeable potential use as a logistics center, 
stating that logistics centers can generate more 
significant noise, congest local streets, contribute to 
excessive air pollution, and potentially lower property 
values in the surrounding areas, compared to 
warehouse projects. The commenter also mentions 
that while logistics uses are not permitted under the 
current zoning regulations in the City that the City 
should not limit the scope of the EIR to only current 
permitted uses.  

Additionally, in a previous letter dated March 7, 2024, 
which was included as an attachment in the June 5, 
2024 letter,  the commenter states their concerns 
related to the incomplete truck distribution map, 
increased truck traffic,  failure to analyze refrigerated 
trucks, the failure to analyze off-site air quality 
impacts, the failure to meet "Less than Significant" 
emissions, the failure to analyze the effects of off-site 
GHG emissions,  and the failure to adequately 
evaluate cumulative impacts.  

Yes 

 
Attachments: A: Native American Heritage Commission (NAHC) Letter (5 pages) 

B: Los Alamitos Letter (2 pages) 
C: Warland Investments Company and Affiliated Entities Letter (40 pages) 
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ATTACHMENT A 
 

NATIVE AMERICAN HERITAGE COMMISSION (NAHC) LETTER 
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ATTACHMENT B 
 

LOS ALAMITOS LETTER 
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ATTACHMENT C 
 

WARLAND INVESTMENTS COMPANY AND  
AFFILIATED ENTITIES LETTER  



 

 

 

 

Allyssa J. Holcomb 

Direct Dial No. 

(714) 384-4313 

Email Address 

aholcomb@garrettllp.com 

 

     June 5, 2024 
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VIA EMAIL (avelasco@cypressca.org)  

 

City of Cypress 

5275 Orange Avenue 

Cypress, CA 90630 

Attn: Alicia Velasco, Planning Director 

 

Re: Warland Investments Company and Affiliated Entities’ Comments on Scope of EIR;  

5665 Plaza Drive - Goodman Redevelopment  

 

Dear Ms. Velasco: 

As you know, this firm represents Warland Investments Company and its affiliated entities 

(collectively, “Warland”), which is an interested party by virtue of being one of the largest landowners 

within the City of Cypress (“City”).  Warland’s holdings include over a dozen properties located in the 

City’s business park and within a mile of the above-referenced project (hereinafter referred to as 

“5665 Redevelopment”).  We are submitting this letter on behalf of Warland as a follow-up to our oral 

comments during the public scoping meeting held on May 28, 2024.   

 

Reference is made to our letter to the City dated March 7, 2024, a copy of which is enclosed, 

which addressed Warland’s high-level comments regarding the Initial Study and draft Mitigated 

Negative Declaration (collectively, “IS/MND”) originally prepared by the City in connection with the 

5665 Redevelopment. 

 

As we have previously expressed, Warland supports the continuing development of business and 

housing in the City and believes that the right type of redevelopment within the business park will be 

embraced by the City’s residents and result in the continued long-term success of the business park and 

the community as a whole.  However, as you are aware, Warland has concerns regarding the intended 

redevelopment project by GLC Cypress LLC (“Goodman”), the first phase of which consisted of two 

(2) warehouse buildings located at 5757 Plaza Drive, which is publicly referred to as “Goodman 

Commerce Center” and was approved by the City last year, and the second phase of which is the current 

5665 Redevelopment consisting of a single warehouse building.  The three (3) adjacent warehouses, 

which are located in very close proximity to one another, will have almost 600,000 cumulative square 

feet of space and 75 dock doors, allowing for exceptionally high truck volume to originate from the 

center of the business park.    

Warland appreciates the City pivoting from the previously prepared IS/MND and proceeding with 

an environmental impact report (“EIR”) as requested in our March 7 letter.  However, the 

5665 Redevelopment is described in the City’s Notice of Preparation of Draft Environmental Impact 

Report dated May 7, 2024 (“NOP”) as a standalone warehouse project, which is inaccurate and misleads 

the public as to the true nature of the redevelopment.  In reality, the 5665 Redevelopment is the second 
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phase of a larger project consisting of the redevelopment by Goodman of 5665 Plaza Drive and 

5757 Plaza Drive.  In order to satisfy the requirements of CEQA and to provide complete and 

accurate information to the public, the EIR must (i) fully analyze the cumulative environmental 

impacts of the entire 3-building redevelopment of 5665 and 5757 Plaza Drive, and (ii) account for 

the foreseeable use of the entire project for logistics purposes.   

1. Defined Project / Cumulative Impacts of 5665 Plaza Drive and 5757 Plaza Drive 

 

Goodman’s redevelopment of 5665 Plaza Drive and 5757 Plaza Drive are not two separate 

projects, but are actually two phases of a single larger project.  Goodman purchased both parcels at the 

same time and as a part of the same transaction, but they nevertheless elected to submit separate 

applications to the City for the development of the same, which resulted in two separate IS/MNDs being 

performed.  Doing so obscures the cumulative environmental impacts of the entire project from both the 

public and the City itself, which can result in a dangerous failure to address the potential mitigation of 

the environmental impacts of the overall project.  To ensure that the cumulative environmental impacts 

of the overall project are properly evaluated and addressed, the EIR must accurately define the project as 

the redevelopment of both 5665 and 5757 Plaza Drive.1   

 

As we have previously communicated to the City, there are several points that evidence the fact 

that 5665 and 5757 Plaza Drive will be operated as a single project, as follows:  

 

a. Goodman acquired both parcels, which are adjacent to one another, on the same day 

(i.e., September 15, 2021), via a single deed, and it continues to own both parcels.  

 

b. The two parcels will have a shared drive aisle providing ingress and egress to the public right-

of-way (i.e., they are physically connected); further, the 5665 Redevelopment includes a lot line 

adjustment in order to create such shared drive aisle.  

 

c. Since both parcels are owned by the same party, it is foreseeable that there will be cross-access 

and cross-parking between the two parcels, as well, which will allow trucks using the 

cumulative 75 dock doors to enter and exit the project using any one of the 5 driveways 

serving the same. 

 

d. The City’s own website referred to the 5665 Redevelopment as “Goodman Commerce Center – 

Expansion” for several months.  However, at some point after receiving our March 7 letter 

(which addressed the issue), the City changed its website to describe the 5665 Redevelopment 

more generically as “Proposed Warehouse Project”. 

 

e. Similarly, the site plan on the City’s website labeled the building to be constructed at 

5665 Plaza Drive as “Building 3”, while the buildings being constructed on 5757 Plaza Drive 

are referred to as “Bldg. 1” and “Bldg. 2” in the site plan published by the City with respect to 

that parcel.  However, like the project title, the depiction of the 5665 Plaza Drive building on 

the City’s website is now generically labeled “5665” instead of “Building 3”. 

 

 
1 CEQA defines a “project” as “the whole of an action” which may cause either a direct physical change in the 

environment, or a reasonably foreseeable indirect physical change in the environment, and that involves an activity 

that requires a governmental agency’s entitlement.  Cal. Code Regs. tit. 14, § 15378. 
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f. As noted in our March 7 letter, when viewing the two separate site plans originally posted to 

the City’s website together (see attached Schedule 1, which was attached to our March 7 letter), 

it is clear that the three (3) buildings have always been designed to operate as a single project.  

To that point, a new cumulative site plan, the first page of which is shown in the attached 

Schedule 2, was published on the City’s website after our March 7 letter.  This cumulative site 

plan makes it clear that the prior site plans for 5665 and 5757 Plaza Drive published by the City 

were taken from the same original site plan.   

 

It is apparent that Goodman intended to redevelop 5665 and 5757 Plaza Drive as a single project 

from the beginning; however, it applied for the City’s approval of the project in two phases, 

approximately a year apart.  There is little reason to do so other than to avoid the preparation of an EIR, 

which may disclose environmental impacts that cannot be mitigated.  While the City has already 

approved the first phase of the project (i.e., the redevelopment of 5757 Plaza Drive), the approvals for 

the two phases of the project (i.e., the redevelopment of 5665 and 5757 Plaza Drive) were nonetheless 

improperly piecemealed, which violates the mandates of CEQA.  Instead of compounding the harm that 

may have been caused by such piecemealing, the City must take this opportunity to perform a proper 

EIR that accurately defines the “project” as both phases of the Goodman redevelopment at 5665 and 

5757 Plaza Drive, and thoroughly evaluates the cumulative environmental impacts of the same.   

 

Further, please note that even if the 5665 Redevelopment was a standalone project (which it is 

not), the factors set forth above make it clear that 5665 and 5757 Plaza Drive may be operated as a single 

project, either now or later – and that risk is compounded by the fact that one party owns both parcels 

and can operate them as a cohesive project.  CEQA demands that the City evaluate the short and long-

term environmental impacts that will result from any proposed project, both individually and 

cumulatively with other projects in the area, and accurately communicate those impacts to the public.  

Given the potential of 5665 and 5757 Plaza Drive to be operated as a single project, the EIR must fully 

and accurately evaluate the cumulative environmental impacts of 5665 and 5757 Plaza Drive, including, 

without limitation, the impacts that will result from the same being operated as a single project as 

designed. 

 

2. Foreseeable Potential Use as a Logistics Center 

 

Environmental studies prepared by a lead agency in connection with a redevelopment are intended 

to evaluate “past, present, and reasonably anticipated future” uses, even if such reasonably anticipated 

future uses are not permitted under current zoning regulations.2  For the reasons detailed below, the EIR 

must consider the foreseeable use of all three (3) buildings for logistics purposes, which would likely 

involve a very high volume of trucks traveling throughout the City’s business park and nearby residential 

areas. 

 

There are several substantive points evidencing that a logistics (or distribution) use of both 5665 

and 5757 Plaza Drive can and should be anticipated, as follows:  

 

 
2 Cal. Code Regs. tit. 14, § 15130. 
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a. Goodman is a well-known developer of logistics centers; in fact, its own website expressly 

states that Goodman’s purpose is to develop “logistics space for the world’s greatest 

ambitions”.3 

 

b. The cumulative design of 5665 and 5757 Plaza Drive mirrors the design of other logistics 

centers developed by Goodman in California, including (a) the size (i.e., almost 600,000 

cumulative square feet, disbursed through multiple buildings), and (b) the number of dock 

doors (i.e., 25 dock doors on each building, with 75 dock doors total).  None of the Goodman 

developments in California that are used for non-logistics purposes have a similar building 

design – nor a similar number of dock doors.  In fact, Goodman’s non-logistics developments in 

California have a maximum of 10 dock doors.   

 

c. Goodman has developed several logistics centers in California with buildings on two (2) 

separate parcels operating as a single project.  Specifically, Goodman Logistics Center Rancho 

Cucamonga and Goodman Industrial Center Napoleon are single projects with multiple 

buildings located on adjacent properties, while Goodman Logistics Center Fontana II and III 

are two phases of the same project, with buildings located on adjacent properties 

(see Schedule 10 of our March 7 letter for a list of Goodman’s California projects). 

 

d. While Goodman has suggested that it anticipates the project being used for “corporate 

headquarters”, distribution centers typically have less than ten percent (10%) of space dedicated 

to office area4, while other types of users, such as corporate offices, require substantially more 

office space to operate.  Currently, less than 10% of each building to be constructed at 5665 and 

5757 Plaza Drive is designated for office use.  

 

e. The City is actively in the process of “modernizing” the City’s Specific Plans and a logistics or 

distribution use may be permitted under such modernized Specific Plan, either explicitly or as a 

result of the discretionary approval of the City’s Planning Department.   

 

Unlike typical warehousing projects, logistics centers can generate more significant noise, congest 

local streets, contribute to excessive air pollution and potentially lower property values in the 

surrounding areas.  While logistics uses are not permitted under the current zoning regulations applicable 

to the project, in light of the foregoing and the factors outlined above, the City must not limit the scope 

of the EIR to currently permitted uses.  Instead, in accordance with the requirements of CEQA, the EIR 

must evaluate the reasonably foreseeable use of the project for logistics purposes. 

 

 

[Remainder of Page Intentionally Left Blank]  

 
3 https://www.goodman.com/about-goodman/about-us.  
4 https://aquilacommercial.com/learning-center/types-of-industrial-buildings-defined-warehouse-flex-distribution-

etc/#:~:text=Bulk%20distribution%20warehouses%20are%20ideal,rest%20dedicated%20to%20warehouse%20spa

ce;   

https://www.goodman.com/about-goodman/about-us
https://aquilacommercial.com/learning-center/types-of-industrial-buildings-defined-warehouse-flex-distribution-etc/#:~:text=Bulk%20distribution%20warehouses%20are%20ideal,rest%20dedicated%20to%20warehouse%20space
https://aquilacommercial.com/learning-center/types-of-industrial-buildings-defined-warehouse-flex-distribution-etc/#:~:text=Bulk%20distribution%20warehouses%20are%20ideal,rest%20dedicated%20to%20warehouse%20space
https://aquilacommercial.com/learning-center/types-of-industrial-buildings-defined-warehouse-flex-distribution-etc/#:~:text=Bulk%20distribution%20warehouses%20are%20ideal,rest%20dedicated%20to%20warehouse%20space
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Schedule 1 

 

Site Plans (from March 7 letter) 
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Schedule 2 

 

Cumulative Site Plan 
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