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TO: Planning Commission

FROM: Scott Hess, AICP, Director of Plannipg and Building
BY: Rosemary Medel, Associate Planner

DATE: December 13, 2011

SUBJECT: ENVIRONMENTAL IMPACT REPORT NO. 10-004 (Beach and Ellis Mixed Use
Project)

APPLICANT: City of Huntington Beach, 2000 Main Street, Huntington Beach, CA 92648

PROPERTY
OWNER: Morrie Golcheh, Progressive Property Management, 10537 Santa Monica Blvd., Ste.
350, Los Angeles, CA 90025

LOCATION: The project site is 2.74-acres, located at the southeast corner of Beach Boulevard and
Ellis Avenue

+ Environmental Impact Report (EIR) No. 10-004:

_Analyzes the environmental impacts associated with the development of the Beach and Ellis Mixed
Use Project, which consists of 105 dwelling units, 37,000 square feet of commercial area, 1,850
square feet of public open space including 10,500 square feet of residential open space area on the
2.74 acre project site;

-Documents potential impacts to aesthetics, biological resources, geology and soils, hydrology and
water quality, air quality, cultural resources, land use and planning, noise, population and housing,
public services, recreation, transportation/traffic, utilities and service systems, hazards and hazardous
materials, and climate change;

-Evaluates three alternatives to the proposed project; and

-Concludes that potential impacts can be mitigated to less than significant levels for the project with
the exception of impacts to air quality (project specific) and transportation/traffic, which would
remain significant and unavoidable.

+ Staff’s Recommendation:

-Certify EIR No. 10-004 because it adequately analyzes the potential environmental impacts associated
with the proposed project, identifies project alternatives, provides mitigation measures to lessen the
project’s impacts consistent with the Beach and Edinger Corridors Specific Plan (BECSP) Program
EIR and General Plan policies, and has been prepared in accordance with the California
Environmental Quality Act (CEQA).

RECOMMENDATION:

Motion to: “Certify EIR No. 10-004 as adequate and complete in accordance with CEQA requirements by
approving Resolution No. 1657 (Attachment No. 1).”
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ALTERNATIVE ACTTION(S):

The Planning Commission may take alternative actions such as:

A. “Continue certification of EIR No. 10-004 and direct staff accordingly.”
B. “Deny certification of EIR No. 10-004 with findings for denial.”

PROJECT PROPOSAL:

EIR No. 10-004 analyzes development of up to 105 residential units, 37,000 square feet of retail space,
483 parking spaces including 1,850 square feet of public open space, and 10,500 square feet of private
open space on 2.74 acres located at the southeast corner of Beach Boulevard and Ellis Avenue.

The project improvements include the development of a six-story mixed use project with an internal
parking structure allowing for retail along Beach Boulevard and Ellis Avenue at both the ground and
second level with residential units above. Levels four through six accommodate the residential units and
the residential open space. The ground-level public open space is provided at the corner of Beach Blvd
and Ellis Ave. Under the proposed project the existing service station, restaurant and retail uses would be
demolished.

The environmental impact report discusses potential adverse impacts in the areas of aesthetics, biological
resources, geology and soils, hydrology and water quality, air quality, cultural resources, land use and
planning, noise, population and housing, public services, recreation, transportation/traffic, utilities and
service systems, hazards and hazardous materials, and climate change. The direct, indirect and
cumulative impacts of the proposed project are addressed, as are the impacts of project alternatives.

The EIR consists of three volumes. Volumes I and II are the Draft EIR and Appendices that were
circulated for a minimum 45-day public review period. Volume III is the Final EIR, which includes the
comments received during the public review period, responses to those comments and text changes to the
Draft EIR to clarify or correct information in response to comments or as identified as necessary by staff.
These volumes are referenced as Attachment No. 2.

Background:

The proposed project is located within the Beach and Edinger Corridors Specific Plan (BECSP), adopted
in March 2010, Development of the project site was included in the Notice of Preparation for the BECSP
EIR and analyzed as part of the larger scope of development contemplated for the BECSP EIR (Program
EIR No. 08-008), which anticipated approximately 120 dwelling units, 71,000 square feet of retail
commercial area and a two-level health club on the project site. As such, the analysis in Draft EIR No.
10-004 is tiered from the BECSP Program EIR where appropriate.
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ISSUES:

Subject Property Land Use, Zoning, and General Plan Designations:

Subject Property: M-sp-d (Mixed Use — Specific | SP — 14 (Beach and Edinger General Commercial Uses
Plan Overlay - Design Corridors Specific Plan/Town
Overlay) Center Neighborhood District)
North of Subject M-sp-d, General Commercial, | SP -14 (BECSP), Residential General Commercial Uses,
Property Residential Medium High Mediom Density (RM) Vacant Land, Multiple
(across Ellis): Density Family Residential
East of Subject Property | Commercial General Commercial General (CG) Single Room Occupancy
(SRO)
South of Subject M-gp-d Sp-14 General Commercial Uses
Property
West of Subject M-sp-d SP-14 General Commercial Uses
Property
(across Beach):

The project site consists of approximately 2.74 acres located on the southeast corner of Beach Blvd. and
Ellis Avenue. The project site consists of two parcels. One is developed with a gas station and a building
with two service bays totaling 1,678 square feet. The other is developed with 22,080 square feet of retail
and restaurant uses and 4,026 square feet of office space, which includes a two story building.

General Plan Conformance:

The EIR is consistent with the goals, policies and objectives of the City’s General Plan as follows:

A. Air Quality Element

Goal AQ 1: Improve regional air quality by a) decreasing reliance on single occupancy vehicular
trips, b) increasing efficiency of transit, ¢) shortening vehicle trips through a more efficient jobs-
housing balance and a more efficient land use pattern, and d) increasing energy efficiency.

Policy AO 1.8.1: Continue to enforce construction site guidelines that require truck operators to
minimize particulate emission.

Policy AQ 1.8.2: Require installation of temporary construction facilities (such as wheel washers) and
implementation of construction practices that minimize dirt and soil transfer onto public roadways.

Policy AQ 1.9: Minimize sensitive uses (residential, hospitals, schools, etc) exposure to toxic
emissions.

Policy AQ 1.10.1: Continue to require the utilization and installation of energy conservation features
in all new construction.
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The EIR analysis focuses on the nature and magnitude of the change in the air quality environment
due to implementation of the proposed project. Air pollutant emissions associated with the proposed
project would result from construction activities, operation of the commercial and residential uses and
project-related traffic volumes. Mitigation Measures MM4.2-1 though MM4.2-15 would be
implemented to reduce these emissions and minimize impacts to sensitive uses surrounding the project
site, such as existing residential and quasi-residential developments to the east and north to the extent
feasible. The EIR discusses requirements for all projects to comply with South Coast Air Quality
Management District (SCAQMD) Rule 403, which would also reduce shori-term/construction
emissions. The analysis in the climate change section of the EIR proposes mitigation measures that
are consistent with strategies recommended by the California Climate Action Team and California Air
Pollution Control Officers Association for reducing climate change emissions. The EIR also notes
that the BECSP requires use of sustainable practices to increase the proposed project’s energy
efficiency.

C. Circulation Element

Goal CE 2: Provide a circulation system which supports existing, approved and planned land uses
throughout the City while maintaining a desired level of service on all streets and at all intersections.

Policy CE 2.1.1: Maintain a city-wide level of service (LOS) not to exceed LOS “D” for intersections
during the peak hours.

Goal CE 2.3.4: Require new development mitigate its impact on City streets, including but not
limited to, pedestrian, bicycle, and vehicular conflicts, to maintain adequate levels of service.

Objective CE 2.3: Ensure that the location, intensity and timing of new development is consistent
with the provision of adequate transportation infrastructure and standards as defined in the Land Use
Element.

Policy CE 2.3.1: Require development projects to mitigate off-site traffic impacts and pedestrian,
bicycle, and vehicular conflicts to the maximum extent feasible.

The EIR analyzes the potential for adverse impacts on existing transportation and traffic conditions
resulting from implementation of the proposed project. A traffic study was conducted by Austin-Foust
Associates and analyzed potential adverse traffic impacts on the intersections surrounding the project site
including Beach Blvd and Ellis Avenue, Main Street and Ellis Avenue, and Beach Bivd and Talbert
Avenue as well as the BECSP study area. The EIR documents that the project would not result in
significant impacts to the level of service at the two closest intersections. Mitigation Measures MM4.13-1
through MM4.13-18 require mitigation of the project’s coniribution to the intersections and freeway ramp
determined to be significantly impacted as a result of implementation of the BECSP through payment of
fees that would provide the project’s fair share toward improving the roadway system. The EIR also
analyzes the project’s potential to create adverse impacts from inadequate parking capacity, alternative
transportation policies, pedestrian and bicyclist safety and emergency access. With implementation of
existing code requirements, mitigation measures adopted for the BECSP and proposed project-specific
mitigation measures, impacts would be mitigated to a less than significant level.
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D. Environmental Hazards Element

Goal EH 1: Ensure that the number of deaths and injuries, levels of property damage, levels of
economic and social disruption and interruption of vital services resulting from seismic activity and
geologic hazards shall be within acceptable levels of risk.

Objective EH 1.1: Ensure that land use planning in the City accounts for seismic and geologic risk,
including groundshaking, liquefaction, subsidence, soil and slope stability and water table levels.

Objective EF 1.2: Ensure that new structures arc designed to minimize damage resulting from
seismic hazards, ensure that existing unsafe structures are retrofitted to reduce hazards and mitigate
other existing unsafe conditions.

Policy EH 1.2.1: Require appropriate engineering and building practices for all new structures to
withstand groundshaking and liquefaction such as stated in the Uniform Building Code.

Goal EH 3: Fnsure the safety of the City’s businesses and residents from methane hazards.

Objective EH 3.2: Minimize methane hazards in the identified Methane Overlay District, and other
areas outside the Methane Overlay Districts as may later be defined, through the regulation of
construction and adherence to the City’s Methane Hazard Mitigation Plan.

Policy EH 3.2.2: Establish, enforce, and periodically update testing requirements for sites proposed
for new construction within the identified Methane Overlay District.

The EIR analyzes the existing physical setting of the project site as it relates to hazards and hazardous
materials and its potential impact on human health resulting from impiementation of the proposed project.
Mitigation Measures MM4.6-1 through MM4.6-4 ensure that all impacts related to hazards and hazardous
materials would be less than significant. To ensure that the proposed project is designed to minimize
damage resulting from seismic hazards and that new structures arc engineered to withstand groundshaking
and liquefaction, Mitigation Measure 4.5-1 would be implemented requiring a final soils and geotechnical
report, which would recommend design measures to be implemented in the final project design.

E. Environmental Resources/Conservation Element

Policy ERC 2.1.10: Conduct constraction activities to minimize adverse impacts on existing wildlife
resSOurces.

Mitigation Measure 4.3-1 requires that prior to construction or any vegetation removal that appropriate
surveys shall be conducted to ensure that no nesting habitats are disturbed, including impact-avoidance
measures.

F. Growth Management Element

Goal GM I: Provide adequate police services to meet the needs of the City’s population.
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Goal GM 1.1.3: Continue to provide a S-minute response time for Priority 1 calls for service at least
85% of the time. Calls are considered Priority 1 where there is a threat to life or property.

Policy GM 1.1.7: Fnsure that new development site design incorporates measures to maximize
policing safety and security.

Goal GM 2: Provide adequate fire and paramedic services to meet the needs of the City’s population.

Policy GM 2.1.2: Provide a 5-minute response time for emergency fire services at least 80 percent of
the time.

Policy GM 2.1.3: Provide a 5-minute response time for paramedic services at least 80 percent of the
time.

The EIR evaluates the effects of the proposed project on public services by identifying anticipated
demands on existing and planned service availability. The analysis concludes that the proposed project
would not require new or physically altered fire or police facilities to maintain adequate response times
and staffing. However, in order to ensure that an adequate level of service is provided through the build-
out of the specific plan, a mitigation measure is recommended, which would ensure that funding is
available to maintain acceptable response times and stafting levels for Police and Fire.

Policy GM 1.1.7: FEnsure that new development site design incorporates measures to maximize
policing safety and security.

Policy GM 2.1.4: Fnsure that new development site design incorporates measures to maximize fire
safety and prevention.

The provisions of the BECSP require Fire Department review and approval of the proposed project to
ensure that adequate circulation is provided to enable emergency access to the site and meet Fire code
standards for circulation aisle widths. Mitigation Measure 4.6-4 would require adequate access for
emergency vehicles during project construction.

G. Hazardous Muaterials Element

Goal HM 1: Reduce, to the greatest degree possible, the potential for harm to life, property, and the
environment from hazardous materials and hazardous waste.

Objective HM 1.1: Promote the proper handling, treatment and disposal of hazardous materials and
hazardous waste.

Mitigation Measures 4.6-1 through 4.6-3 ensure remediation of contaminated soils containing hazardous
materials prior to development of the proposed project and by providing supplemental procedures in the
event of unanticipated discoveries of contaminants during construction. As described in the EIR some
site remediation has already occurred and is ongoing with regulatory protocols in place. If unknown
contamination is encountered, a Risk Management Plan shall be prepared and implemented that
identifies the contaminants of concern and the potential risk posed to human health.

. Historic and Cultural Resources Element
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Objective HCR_1.1: Ensure that all of the City’s historically and archaeologically significant
resources are identified and protected.

The impact analysis for cultural resources is based on the findings of the cultural records search and site
survey conducted for the proposed project. No evidence of previously undiscovered archeological
resources on the project site was encountered during the survey and record search. Although no cultural
resources have been recorded on the project site, Mitigation Measures MM4.4-2 (b) and MM4.4-3 (b)
would ensure that impacts from the discovery of resources during project construction would be less than
significant. Due to the age of the structures on the site, MM4.4-1 would also be required to further
evaluate the structures prior to demolition.

1. Housing Element

Goal H 2. Provide adequate housing sifes to accommodate regional housing needs.

The EIR includes an analysis of the project’s impacts on population and housing and is based on the
BECSP Program EIR, which included analysis of the City’s Regional Housing Needs Assessment
(RHNA) future housing need as determined by SCAG population projections. The BECSP anticipates
4,500 residential units during the life of the Plan, which would provide needed housing for the City and
the region, contributing to the City’s progress towards meeting its RHNA numbers. The allocated
housing is divided between the two corridors permitting a maximum of 2,755 units on Beach Blvd and
1,745 units on Edinger Ave. The proposed project represents approximately 2.3 percent of the total
dwelling units approved under the BECSP.

I, Land Use Element

Goal LU 2 Ensure that development is adequately served by transportation infrastructure, utility
infrastructure, and public services.

Policy LU 2.1.2Require that the type, amount, and location of development be correlated with the
provision of adequate supporting infrastructure and services (as defined in the Circulation and Public
Utilities and Services Elements of the General Plan).

Poliey LU 2.1.3 Limit the type, location, and/or timing of development where there is inadequate
public infrastructure and/or services to support land use development.

Policy LU 7.1.5 Accommodate the development of a balance of land uses that maintain the City’s
fiscal viability and integrity of environmental resources.

The EIR mitigation measures require that infrastructure is provided or upgraded during project
construction to adequately provide service for the project commensurate with the project’s demand for
services and impacts on existing infrastructure. In addition, the EIR describes the existing site conditions
and the characteristics of the proposed mixed use project and identifies the BECSP district that governs
the project site. The EIR discusses that the project was designed to respond to issues facing the Beach
Boulevard Corridor as well as achieve the stated community objectives of the project that are identified
in the EIR. Through conformance to the BECSP Development Code, the EIR states that the project
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would provide a mix of uses that support the City’s image and enhance the quality of life and the
environment and meet the objectives of the Specific Plan to revitalize the Corridors.

K. Noise Element

Goal N 1: Ensure that all necessary and appropriate actions are taken to protect Huntington Beach
residents, employees, visitors, and noise sensitive uses from the adverse impacts created by excessive
noise levels from stationary and ambient sources.

Objective N 1.2; Prevent and mitigate the adverse impacts of excessive noise exposure on the
residents, employees, visitors, and noise sensitive uses of Huntington Beach.

Policy N 1.2.1: Require, in areas where noise levels exceed an exterior La, of 60 dB(A) and an
interior L, of 45 dB(A), that all new development of “noise sensitive” land uses, such as housing,
health care facilities, schools, libraries, and religious facilities, include appropriate buffering and/or
construction mitigation measures that will reduce noise exposure to levels within acceptable limits.

Policy N 1.2.3: Require development, in all arcas where the ambient noise level exceeds an Ly of
60 dB(A), to conduct an acoustical analysis and incorporate special design measures in their
construction, thereby, reducing interior noise levels to the 45 dB(A) Ly, level.

The EIR includes a noise analysis consistent with CEQA requirements. The EIR mitigation measures
require an acoustical analysis before issuance of building permits to ensure that interior noise levels for
new residential units would not exceed established standards of the City’s Noise Ordinance. Mitigation
Measures MM4.9-4 and MM4.9-5 would be required to attenuate noise from HVAC systems and
implement design measures to ensure that noise levels in new residential units do not exceed the
standards set forth in Section 8.40.070 and Section 8.40.080 of the Huntington Beach Municipal Code.

Objective N 1.6: Minimize the impacts of construction noise on adjacent uses.

Policy N 1.6.1: Ensure that construction activities be regulated to establish hours of operation, to
prevent and/or mitigate the generation of excessive or adverse noise impacts through the
implementation of the existing Noise Ordinance and/or any future revisions to the Noise Ordinance.

Under the City’s Municipal Code, construction activities can only occur between the hours of 7:00 AM
and 8:00 PM from Monday through Saturday. Mitigation Measures MM4.9-1 through 4.9-3 would
further restrict construction hours for the highest noise producing activities and ensure that impacts
associated with construction activities are minimized to the maximum extent feasible. As such, impacts
would be less than significant.

L. Public Facilities and Services Element

Objective PF 1.1: Provide adequate police facilities and personnel to correspond with population
and service demands, and provide protection for the community from illicit activities and crime.

Policy PF 1.3.2: Ensure that new development and land use proposals are analyzed to determine the
impact on their operators, occupants, visitors, or customers may have on the safety and welfare of the
community.
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Goal PF 2: Ensure adequate protection from fire and medical emergencies for Huntington Beach
residents and property owners.

Policy PF 2.3.1: Continue to require all structures to follow all State and nationally recognized fire
codes.

The EIR includes an analysis of impacts to police and fire facilities and services. Implementation of the
proposed project would not significantly impact the level of service delivery for the project area and
would not require any new or physically altered police and fire facilities to maintain adequate response
times and staffing. However, to further ensure the safety of residents of the proposed project as build-out
of the specific plan area occurs, Mitigation Measure MM 4.11-1 is recommending that the City provide
sufficient funding to maintain the City’s standard and average level of service through the use of General
Fund monies. Additionally, the EIR analyzes the public services cmergency Iesponse needs in
relationship to adding population resulting from the built environment. Compliance with the regulations
of the California Fire Code pertaining to fire protection systems and equipment, gencral safety
precautions, and many other general and specialized fire-safety requirements for new and existing
structures reduce potential impacts.

Policy PF 4.2.3: Ensure that development shall not occur without providing for adequate school
facilities.

The EIR includes an analysis of potential impacts to schools. The EIR documents that direct population
growth resulting from the proposed project would not have an adverse impact on the capacity of schools
within the school districts serving the project site. With the implementation of Code Requirements 4,11-1
and 4.11-3, fees collected would offset any additional increase in educational demand at the elementary
school, middle school, and high school levels serving the proposed project.

Objective PF 5.1: Provide adequate library service that responds to the needs of the community.

The EIR includes an analysis of potential impacts to library services. The existing library facilities are
adequate to accommodate the increase in users from the proposed project. However, implementation of
Code Requirement 4.11-4, payment of library and community enrichment impact fees, would ensure that
the additional residents as a result of the proposed project would not significantly affect library services.

M. Recreation and Community Services Element

Policy RCS 2.1.1: Maintain the current park per capita ratio of 5.0 acres per 1,000 persons, which
includes the beach in the calculation.

The EIR documents that project effects are not found to be significant with respect to recreation. The EIR
analysis evaluates that the increased use of existing parks is determined based on the ability for the project
to provide parkland onsite at a ratio of 5 acres per 1,000 new residents, or equivalent payment of park
fees. The project would be consistent with the BECSP Development Standards for the Town Center
Neighborhood designation. BECSP Section 2.6.1 requires the provision of public open spaces that are
accessible to the public and include seating, lighting and landscaping, at rate of 50 sf for every 1,000 sf of
retail (including restaurant) use and 50 sf per residential dwelling unit. Based on the proposed square
footage of uses, the project is required to provide a minimum of 7,100 square feet of public open space
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and designed in one of the public open space types as required to satisfy the requirements of the BECSP
Section 2.6.1 (Provision of Public Open Space). Under the site plan review process, the proposed
development plan will be evaluated for compliance with the standards for public and private open space
pursuant to BECSP development standards. Additionally, the City’s General Plan park and population
ratio would not be significantly affect by the project.

N. Urban Desien Element

Goal UD I: Enhance the visual image of the City of Huntington Beach.

Objective UD 1.3: Strengthen the visual character of the City’s street hierarchy in order to clarify the
City’s structure and improve Citywide identity.

Policy UD 1.1.3: Require a consistent design theme and/or landscape design character along the
community’s corridors that reflects the unique qualities of each district. Ensure that streetscape
standards for the major commercial corridors, the residential corridors, and primary and secondary
image cortidors provide each corridor with its own identity while promoting visual continuity
throughout the City.

The EIR provides a description of the existing site conditions and analyzes the extent to which the visual
character of the project site would change and additional sources of light and glare as a result of the
proposed project would occur. Consistent with the BECSP Program EIR, a mitigation measure is
recommended to require that the project maximize use of non-reflective fagade treatments. In addition, a
shade and shadow analysis was conducted, as required by the BECSP Program EIR, to examine the
effects of shade and shadow on light dependent uses. The EIR states that the project’s adherence to the
standards and guidelines of the BECSP would reflect the design and landscape themes that were adopted
for the project area. The EIR states that the site plan/conditional use permit review process would ensure
conformance to the standards and references the required findings for approval.

O. Utilities Element

Objective U 1.2: Ensure that existing and new development does not degrade the City’s surface waters
and groundwater basins.

Policy U 1.2.1: Require that existing and new developments contain safeguards and mitigation
measures preventing degradation.

The EIR includes an analysis of the project’s impacts on hydrology and water quality. The analysis is
based on the analysis included in the BECSP Program EIR and site-specific conditions. The
recommended mitigation measures require compliance with the current National Pollution Discharge
Elimination System (NPDES) requirements in place at the time of construction and include site design
BMPs incorporating Low Impact Development (LID) principles as defined in the Municipal NPDES
Permit such as porous concrete and green roofs. The recommended mitigation measures also require that
a final hydrology and hydraulic study as well as a groundwater hydrology study be prepared to ensure that
the specific hydrologic conditions of the project site are reflected in project design. Implementation of
modified measures BECSP MM4.7-3 and BECSP MM4.7-4 is required to assess the contribution of a
project to potential system capacity constraints and provide for construction of necessary upgrades to
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storm drain system capacities to mitigate hydrology and water quality impacts to a less than significant
level.

Objective U 1.3: Minimize water consumption rates through site design, use of efficient systems, and
other techniques.

Policy U 1.1.1: Monitor the demands on the water system, manage the development 10 mitigate
impacts and/or facilitate improvements to the water supply and distribution system, and maintain and
expand water supply and distribution facilities.

Policy U 1.3.2: Continue to require the incorporation of water conservation features in the design of
all new and existing uses such as the use of native plants, low flow toilets and water efficient
appliances.

Objective U 1.4: Ensure the costs of improvements to the water supply, transmission, distribution,
storage and treatment systems are borne by those who benefit.

Policy U 1.4.1: Require the cost of improvements to the existing water supply and distribution
facilities necessitated by the new development be borne by the new development benefiting from the
improvements, either through the payment of fees, or the actual construction of the improvements in
accordance with State Nexus Legislation.

The EIR states that the City has demonstrated significant water conservation over the last 10 years. The
EIR concludes that the City’s consistent conservation program and existing code requirements for water
efficient landscaping in conjunction with Mitigation Measure MM4.14-1 requiring additional water
conservation practices would ensure that the project’s impact on water supplies would be less than
significant. In addition, Project Code Requirement CR4.14-5 provides that all applicable impact fees for
wastewater and utilities be paid by the developer to provide for the project’s fair share toward the cost of
planned future utilities.

Policy U 1.2.2: Require new developments to connect to the sewer system.

Policy U 2.1.5: Maintain, upgrade, and expand existing wastewater collection and treatment facilities.

Policy U 2.1.6. Require that sewer capacity is available before building permits are issued for new
development.

Objective U.2.2: Ensure the costs of wastewater infrastructure improvements are borne by those that
benefit. :

Policy U.2.2.1: Require the costs of improvements to the existing wastewater collection facilities,
which are necessitated by new development, to be borne by the new development benefiting from the
improvements; either through the payment of fees, or by the actual construction of the improvements
in accordance with State Nexus Legislation.

The EIR discloses that implementation of the proposed project could require new sewer connections and
that the project would be required to pay a fee for connection to the Orange County Sanitation District,
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based on the increase in anticipated use of the sewage system. The fee ensures that the project would pay
its share of any necessary expansion of the system, including expansion of wastewater treatment facilities.
Implementation of CR4.14-3 and CR4.14-4 would ensure that capacity constraints at the time of
development are accurately identified through a required sewer study, which would specify necessary
upgrades required for the project. Project Code Requirement CR4.14-5 provides that all applicable
impact fees for wastewater and utilities be paid by the developer to provide for the project’s fair share
toward the cost of planned future utilities.

Objective U 3.3: Ensure that storm drain facilities (channels and outputs) do not generate significant
adverse impacts on the environment in which the facilities traverse or empty.

The EIR concludes that Mitigation Measures 4.7-1 through 4.7-4 would ensure that an adequate
stormwater conveyance system would be implemented for the proposed project through implementation
of existing codes and regulations. Mitigation Measure 4.7-1 would ensure a reduction in potential
pollutant loads and ensure that appropriate construction and operation of stormwater treatment control
Best Management Practices (BMPs) are used. The EIR concludes that conformance to existing regulatory
requirements in conjunction with the proposed mitigation measures would ensure that construction of
stormwater drainage facilities would not result in substantial environmental effects and potential impacts
would be less than significant.

Objective U 5.1: Ensure that adequate natural gas, telecommunication, and electrical systems are
provided.

An adequate supply of electricity is anticipated to be available to serve the proposed project.
Development of the proposed project would comply with the provisions of Title 24 and the Cal Green
Building Code. The EIR analysis demonstrates that both electricity and natural gas will experience a less
than significant impact as a result of the project.

Zoning Compliance: Not applicable.

Urban Design Guidelines Conformance: Not applicable.

Environmental Status:

In accordance with the California Environmental Quality Act (CEQA), EIR No. 10-004 was prepared by
Atkins to analyze the potential environmental impacts associated with implementation of the proposed
project as well as identify appropriate mitigations measures. The proposed project is located within the
BECSP, adopted in March 2010. Development on this project site was included in the Notice of
Preparation for the BECSP EIR (Program EIR No. 2008-008), which anticipated a total of 120 residential
units and 71,000 square feet of retail commercial and a two-level health club for the subject property.

The 45-day review of EIR No. 10-004 began on Friday, September 9, 2011 and closed on Monday,
October 24, 2011. The Final Draft EIR, including the Responses to Comments and any text changes as a
result of the public comment period, was distributed to the Planning Commission and posted on the City’s
website November.

The required CEQA procedure that was followed is outlined below:

PC Staff Report — 12/13/11 13 (11sr57 EIR 10-004)



July 2009 Staff conducted an initial study and determined that an EIR would be

required.
July 31, 2009 A Notice of Preparation was filed with the State Clearinghouse to
notify public of intent to prepare an EiR.
July 31, 2009 to Initial Study/Notice of Preparation available for 30 day public review
August 31, 2009 and comment period.
August 21, 2009 A Public Scoping Meeting was held to solicit comments and issue

areas to be studied in the EIR.

September 2, 2011 Notice of Completion was filed with the State Clearinghouse.

September 9, 2011 to Draft EIR available for public review and comment for forty-five

October 24, 2011 days.

October 6, 2011 A Public Comment Meeting was held to solicit comments on the
adequacy of the Draft EIR.

December 13, 2011 Public hearing is scheduled before the Planning Commission to

Certify Final EIR No. 10-004

Through the use of appropriate mitigation measures identified in the EIR, the majority of the potentially
adverse impacts associated with the project can be mitigated to a less-than-significant level. However,
there are one project-specific and three cumulative significant adverse environmental impacts anticipated
from the proposed project that cannot be completely eliminated through mitigation measures. The
significant adverse environmental impacts are as follows:

Air Quality
> Project Specific and Cumulative—Construction of the proposed project would violate an air
quality standard as it would result in emissions that exceed the SCAQMD threshold of
significance for VOCs.

Transportation/Traffic

> Cumulative—Under 2030 conditions, operation of the proposed project would cumulatively
contribute to an unacceptable Level of Service at two City intersections.

> Cumulative—Under 2030 conditions, operation of proposed project would cumulatively
contribute to an increase in delay at two Caltrans intersections and would increase traffic to the I-
405 northbound loop ramp, which is currently deficient.

Environmental Board:

The City’s Environmental Board reviewed the EIR and provided a comment letter during the DEIR
process. The Environmental Board comments refer mainly to open space design, mobility and traffic
levels of service. As discussed in the DEIR, there are mitigation measures and code requirements already
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in place to regulate development as well as the development code requirements of the Specific Plan. The
Environmental Board comment letter and responses to the letter are provided in Attachment No. 3.

Coastal Status: Not applicable.

Redevelopment Status: Not applicable.

Design Review Board: Not applicable

Subdivision Committee: Not applicable.

Other Departments Concerns and Requirements:

The EIR was circulated to other Departments for review and comment. All Department comments and
recommendations are incorporated into the EIR and its mitigation measures. Compliance with mitigation
measures will be enforced through the Mitigation Monitoring and Reporting Program (Refer to
Attachment No. 1, Exhibit A).

Public Notification:

Legal notice was published in the Huntington Beach Independent on Thursday, December 1, 2001, and
notices were sent to property owners of record and occupants within a 1,000 ft. radius of the project site,
interested parties, and individuals/organizations that commented on the environmental document. As of
December 6, 2011, no communications on the draft EIR, other than letters included in the Final
EIR/Response to Comments and additional Frrata, have been received.

Application Processing Dates:

DATE OF COMPLETE APPLICATION: MANDATORY PROCESSING DATE(S):

Draft EIR: May 25, 2011 Within 1 year of complete application May 25,
2012

ANALYSIS:

The analysis provides an overview of the EIR and its conclusions, a review of the project alternatives, and
a summary of the response to comments.

EIR Overview

The EIR provides a detailed analysis of potential impacts associated with the proposed project. It is
intended to serve as an informational document for decision makers. This EIR identifies significant or
potentially significant environmental effects, as well as ways in which those impacts can be reduced to
less than significant levels, whether through the imposition of code requirements (CRs), mitigation
measures (MMs), or through the implementation of alternatives to the project. In a practical sense, EIRs
function as a technique for fact-finding, allowing future applicants, concerned citizens, and staff an
opportunity to collectively review and evaluate baseline conditions and project impacts through a process
of full disclosure.
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s Scope of EIR Analysis

As the analysis in EIR No. 10-004 is tiered from the BECSP Program EIR, the environmental impacts for
certain issue areas of the project arc substantially consistent with the analysis in the BECSP Program EIR
and did not require substantial additional analysis. Based on a preliminary environmental analysis and a
review of the BECSP Program EIR, the following issue areas did not require substantial additional
analysis in EIR No. 10-004:

= Biological Resources = Cultural Resources

= Geology and Soils = Hazards and Hazardous Materials
= Hydrology and Water Quality = Land Use and Planning

= Population and Housing

= (Climate Change

The following issue areas were determined to require additional project-specific analysis, based on the
particulars of the project or changes in the recommended air quality model since the Program EIR was
certified:

®  Aesthetics/Visual Quality = Air Quality
=  Noise = Public Services
= Recreation »  Transportation/Traffic

= Utilities and Service Systems

No impacts to Agricultural Resources and Mineral Resources were determined; as such, no analysis is
provided in the draft EIR. A complete listing of the recommended mitigation measures is provided in the
Mitigation Monitoring Program provided in Attachment No. 1.

¢ Aesthetics

Implementation of the project will change the visual character of the project and add new sources of light
and glare. However, the EIR acknowledges that the project is proposed in an existing urban environment
in which building glare and a significant amount of ambient nighttime lighting already exists.
Development standards relating to the visual quality and character of proposed development include
regulations for building scale; frontage and building placement; streets; open space; architecture; and
signage. The proposed project would be designed in compliance with the standards of the BECSP.
Permitted heights in this segment are allowed from two to six stories. Substantial deviations from the
development regulations in the BECSP would require approval of a discretionary permit. The EIR also
documents that there would not be significant impacts with respect to shade and shadows. Based on the
analysis, impacts would be less than significant.

¢ Air Quality

The FIR analysis focuses on the nature and magnitude of the change in the air quality environment due to
the implementation of the proposed project. Air pollutant emissions associated with the proposed project
would result from construction activities, operation of uses allowed under the proposed Specific Plan, and
project-related traffic volumes. Air quality modeling was completed consistent with South Coast Air
Quality Management District (SCAQMD) recommendations.
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Construction Emissions-Short Term Impacts: Construction activities conducted as part of
implementation of the proposed project would exceed SCAQMD significance thresholds for VOCs during
architectural coating associated with Phase 1 and 2 of project construction. Mitigation measures MM 4.2-
1 through MM 4.2-15 would be implemented to reduce emissions. However, they may not reduce
construction emissions for VOCs to levels below the SCAQMD thresholds. Therefore, short-term air
quality impacts would be significant and unavoidable during project construction.

Operational Emissions-Long Term Impacts: Operational emissions generated by both stationary
and mobile sources would result from normal day-to-day operations upon development and completion of
project construction. Although the proposed project would reduce vehicle trips in comparison to vehicle
trips estimated in the existing General Plan for the BECSP Program EIR, the proposed project would
increase vehicle trips in the area above existing conditions. The analysis of the daily operational
emissions from the proposed project was prepared utilizing the computer model recommended by the
SCAQMD. The proposed project would not generate emissions that exceed the thresholds of significance
recommended by the SCAQMD; therefore, the impacts would be less than significant.

The EIR examined if localized CO concentrations at nearby intersections would be increased beyond state
and national standards as a result of increased vehicle traffic. The EIR analysis determined that the
proposed project will not cause localized CO concentrations at nearby intersections to exceed national or
state ambient air quality standards. Therefore, “hot spots” are not anticipated to occur at local
intersections as a result of project implementation.

+ Biological Resources

The EIR evaluates the potential for implementation of the Specific Plan to have substantial adverse
impacts on biological resources. The project is predominantly developed and consists of office, retail and
restaurant uses and on grade parking and is approximately 95 percent covered with buildings and paved
surfaces. Urban landscape is intermixed with the developed uses on the project site. The EIR includes a
standard mitigation measure to ensure that the project would not result in impacts to sensitive or protected
migratory avian species during construction. The EIR concluded that the project would have no impacts
on federally protected wetlands, habitat conservation plans or special status species. Therefore, the EIR
analysis concluded that impacts will be less than significant.

+ Cultural and Paleontological Resources

The project site is almost entirely paved and existing buildings on the site were constructed in the mid-
1965. According to the historic resources study prepared for the BECSP area, of which this project is a
part, there are no recorded historic resources on this project site or in the immediate vicinity, however, the
BECSP mitigation measure that requires a qualified professional to conduct a site-specific historical
survey and record search when a structure is at least 45 years old is applicable at this project site. The
impact analysis for cultural resources is based on the findings of a cultural records search and site survey
conducted for the proposed project. Although, based on surrounding development and existing
development, it is not thought that archeological resources exist in the immediate area, mitigation measure
BECSP MM4.4-2(b) would be required to prevent significant adverse impacts to archeological resources,
if any, and incorporation of this mitigation measure reduces impacts to less than significant.
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+ Geology and Soils

The EIR includes an analysis of potential adverse impacts on existing geologic and soils conditions on the
project site from the BECSP Program EIR and a site-specific geotechnical investigation. The EIR
analyzed geologic hazards and potential seismic hazards in the project area giving consideration to the
geologic constraints such as fault rupture, groundshaking and liquefaction. The EIR concludes that code
requirements and Mitigation Measure MM4.5-1 would be required to ensure a less than significant
impact.

+ Hazards and Hazardous Materials

The EIR analyzes the existing physical setting of the project site as it relates to hazards and hazardous
materials and its potential impact on human health resulting from implementation of the proposed project.
Local as well as state agencies have the authority to implement site remediation of any hazardous
materials and regulate the transportation of any hazardous materials removed from sites. The EIR
documents that in January 2007, the gas station and dry cleaning facility were identified to be of potential
environmental concern for the proposed project site. The FIR discusses that the active gas station is a
Leaking Underground Storage Tanks (LUST) site with on-going remediation of soil and quarterly
groundwater monitoring under the oversight of the Santa Ana Regional Water Quality Control Board
(SARWQCB) and Orange County Health Care Agency (OCHCA). Various work plans have been
submitied to and were approved by OCHCA to remediate any existing conditions. Therefore, remediation
offorts remain active at the project site and will be ongoing with implementation of the proposed project.
The dry cleaner’s facility remediation was completed in 2010. The EIR concludes that with
implementation of existing code requirements and Mitigation Measures MM4.6-1 through MM4.6-4 all
impacts would be less than significant.

At the November 22, 2011 Planning Commission Study Session, Commissioner Bixby asked if staff knew
of any residential projects that had been built with on-going remediation and if the wording of the
mitigation measures was problematic in terms of occupancy being granted if remediation is on-going.
The Fire Department is not aware of any such residential projects. To provide clarification, additional
wording has been provided to MM4.6-1 in the Errata.

+ Hydrology and Water Quality

Pursuant to mitigation measures, the project is required to prepare a Water Quality Management Plan
(WQMP) and complete a hydrology study prior to the issuance of Precise Grading or Building permits to
identify measures to reduce runoff to a level consistent with the maximum extent practicable and
treatment control BMPs. The entire project site is located within an urbanized area and would ultimately
discharge to Sully Miller Lake. Prelimmnary studies indicate on-site attenuation and detention and
implementation of BMPS will minimize impacts. Mitigation measures also require compliance with the
current National Pollution Discharge Elimination System (NPDES) requirements in place at the time of
construction. Other mitigation measures include site design BMPs incorporating LID principals as
defined in the Municipal NPDES Permit. The EIR concludes that impacts to hydrology and water quality
would be less than significant.
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+ Land Use and Planning

The proposed project is subject to the Town Center - Neighborhood development standards of the adopted
BECSP. The general uses proposed and analyzed in the EIR are permitted uses for this district.
Compliance with the development standards, regulations and guidelines of the BECSP would be reviewed
through the project approval process. Within this district, development is permitted to a height of six
stories. Aspects of the project design do not fully comply with the height restrictions, which would
necessitate a possible variance or redesign. The EIR concludes impacts to land use and planning would
be less than significant.

In response to a question from Commissioner Bixby at the Study Session, the attached Errata includes a
correction to page 4.8-4. Commissioner Bixby also inquired about the residential parking in terms of
spaces per unit for the proposed project and increased residential Alternative 3. The proposed project is
conceptual and estimates building 105 units. Staff analyzed the parking demand for 2 bedroom units.
Therefore, a total of 158 parking stalls is required including 21 stalls for guest parking. The project
proposes 263 stalls allocated for the residential component of the project. Alternative 3 includes 274
units: 25 studio units, 117 one-bedroom units, 125 two-bedroom units and 7 live-work units. Total
required parking is 365 stalls; 463 spaces are provided. Commissioner Farley requested the square
footage for the residential portion of the conceptual proposal. A total of 235,000 square feet is allocated
to the residential portion, which anticipates units of approximately 1,200 square feet and the remainder of
the square footage divided between unit access areas, private and common open space.

+ Noise

Potential noise impacts related to short-term construction activities and long-term changes in ambient
conditions primarily related to increases in traffic were analyzed in the EIR. Analysis was based on noise
measurements conducted as part of the BECSP Program EIR. Ambient noise level measurements at
locations near the project site and roadway noise levels were calculated using data from the traffic study.

Construction-related groundborne noise and vibration may result in human annoyance and/or potentially
damage the foundations and exteriors of other structures. Implementation of mitigation measures
MM4.9-1 through MM4.9-3 would help to reduce this impact to less than significant levels. Long term
noise generated by implementation of the proposed project would include new stationary sources such as
rooftop heating, ventilation, and air conditioning systems for the residential and commercial uses, which
is addressed by MM4.9-4. The proposed project would also introduce new activity and noise to the area
as residences are included and people are attracted to the new mix of uses that would develop as part of
the proposed project. The noise monitoring studies show that existing noise levels at various points mn the
Specific Plan area currently exceed the City noise standards for residential uses, especially along Beach
Boulevard. Development of new residences in areas where existing noise levels currently exceed the City
standard would constitute a significant impact. Mitigation measure MM4.9-5 shall be implemented for all
residential development within the Specific Plan area where the existing noise levels exceed the City
standards as set forth in Section 8.40.070 and Section 8.40.080 of the Huntington Beach Municipal Code.
The BIR concludes that long term impacts would be less than significant.

At the Planning Commission Study Session, Commissioner Bixby asked three questions related to the
noise analysis. In response to the question regarding a loading dock area for Alternative 3, none is
required nor proposed. A question was asked about how mixed use development is treated for regulation
by the Noise Ordinance, which lists residential, commercial and office as discreet uses. The City has
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required the residential component of mixed use projects to meet the requirements of the residential noise
sone standards. The Noise Ordinance allows temporary spikes in noise; thus, increases in noise due to
commercial operations, e.g. deliveries, can be accommodated within the allowable standards. At the
project approval stage, the City would recommend conditions of approval that have been used on other
mixed use projects in the City to address noise transmission between the residential and commercial
components of the development. Finally, a question was asked regarding potential impacts of idling diesel
trucks on the SRO. The SRO is considered a commercial use per the Noise Ordinance because it is
supposed to be for transient use (monthly tenancies only per the ZS80). At the SRO location potential
noise associated with idling would be approximately 66-68 dbA, comparable with what it is today with
existing truck deliveries.

+ Population and Housing

This section of the EIR analyzes the potential for the project to induce population and employment growth
beyond current growth projections and as analyzed and adopted in the Beach and Edinger Corridors
Specific Plan and Program EIR. This project represents approximately 2.3 percent of the permitted units
in the BECSP and is within the maximum amount of new development (MAND) specified within the
BECSP. Residential development on the project site was accounted for in the overall population growth
analysis performed in the BECSP EIR, which assumed a maximum residential build out of 4,500 new
dwelling units in the BECSP. The City’s Zoning Code and the BECSP Section 2.2.3 (Affordable Housing
Requirements) will regulate construction of affordable units within the development project to meet the
needs of the community, consistent with Policies 2.2 and 3.1 of the City’s General Plan Housing Element.
The proposed project would not conflict with any of the applicable General Plan polices and is consistent
with the BECSP EIR; therefore, the project related impacts are considered less than significant.

The proposed project would not displace any housing or residents as the entire site is developed with
commercial uses. Therefore, the impacts related to population and housing would be less than significant.

+ Public Services

The EIR evaluates the effects of the proposed project on public services (fire, police, schools and
libraries) by identifying anticipated demands on existing and planned service availability. The analysis
concludes that the proposed project would not require new or physically altered fire or police facilities to
maintain adequate response times and service ratios. The Growth Management Element of the General
Plan establishes the population to service ratios. The addition of the proposed project is not expected to
notably affect service responses. The EIR also identifies standard code requirements, which require
payment of development impact fees to address a project’s impact on public services and facilities such as
schools and libraries, and concludes that impacts will be less than significant.

Tn response to questions at the Planning Commission Study Session, the additional Errata to the EIR
(Attachment No. 3) includes updated library staffing information. In addition, Commissioner Bixby
inquired about enrollment trends at Dwyer Middle School. Data available from the California
Department of Education indicate the school’s enrollment has been increasing. Finally, there was a
question regarding Fire Department response times and the related mitigation measure. As far back as
2007 the Fire Department response time has been within approximately 5 minutes 59% of the time.
Methods to reduce response time continue to be utilized such as automatic aid with surrounding fire
agencies (closest unit, responds regardless of city boundaries), efficient computed aided dispaich, and
traffic signal preempted (Opiicoms). Other dispatch methods to reduce response time are also being
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explored such as automotive vehicle locator (AVL) and move up module software (MUM), which
strategically positions response units closer to emergency calls. The mitigation measure reflects the fact
that the City continues to evaluate how best o provide fire service on an annual basis subject to the
budgetary process, which is deemed adequate because there were no significant project specific impacts
identified.

+ Recreation

The EIR analyzes the potential for adverse impacts on existing recreational facilities and opportunities
and the expansion of recreational facilities resulting from implementation of the proposed project. The
City’s parkland ratio could be affected by increased demands for recreational areas due to the increase in
residential development. The impact to the ratio of parkland to population of 5 acres per 1,000 persons is

considered to be less than significant with payment of required park fees pursuant to Project CR4.12-1.

+ Transportation/Traffic

The EIR analyzes the potential for adverse impacts on existing transportation and traffic conditions
resulting from implementation of the proposed project. The traffic study was conducted by Austin-Foust
Associates and analyzed potential adverse traffic impacts on the immediate area surrounding the project
site and the intersections of Beach Boulevard and Ellis Avenue, Main Street and Ellis Avenue, and Beach
Bivd and Talbert Avenue as well as the BECSP study area. Intersections will operate at acceptable levels
of service with implementation of the BECSP mitigation measures including those within the immediate
vicinity of the project site. However, the project will contribute to the cumulative impacts identified
within the BECSP Program EIR.

Due to the nature of transportation and traffic issues, the project study area as it relates to this EIR section
is larger than the project site. As part of the environmental analysis of the BECSP, intersection capacity
utilization (ICU) analysis was performed at intersections throughout the overall BECSP area. ICU values
are used to determine levels of service at study area intersection locations and provide a means to
quantitatively estimate incremental traffic impacts. The proposed project would result in a 30 percent
decrease in the AM peak hours, 37 percent decrease in the PM peak hours, and an overall 43 percent trip
reduction for average daily trips (ADT) compared to the land uses approved under the BECSP, which can
be contributed to the reduced commercial square footage. Compared to existing conditions, the project
would result in a less than significant increase in ADT. Mitigation Measures MM4.13-1 through
MM4.13-18 require mitigation of the project’s coniribution fo intersections and freeway ramp determined
to be significantly impacted as a result of implementation of the BECSP through payment of fees that
would provide the project’s fair share toward improving those intersections.

Although traffic impacts as a result of the proposed project would be less than significant, cumulative
impacts would be significant and unavoidable for two BECSP study area intersections, including Caltrans
intersections and one 1-405 freeway ramp. The proposed project may contribute traffic to these
intersections, the effects of which would result in a cumulatively significant impact when combined with
development anticipated within the BECSP and surrounding areas. FHowever, the proposed project’s
impacts on those intersections and freeway ramp determined to be deficient can be minimized through
payment of fees that would contribute the project’s fair share to improving those intersections, The EIR

also analyzes the project’s potential to create adverse impacts from inadequate parking capacity,

alternative transportation policies and emergency access and determined these impacts to be less than
significant.
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+ Utilities

The EIR analyzes potential impacts to water, wastewater, solid waste and other utility systems. The water
lines associaied with future development permitted under the proposed project are required to be sized
appropriately for the anticipated design average day demand and appropriate peaking factors. It 18
anticipated that the increase in water demand would not result in necessary upgrades to the water
treatment plants. The Water Supply Assessment concluded that under the worst case scenario to meet
demand from projected population growth up to the year 2030, aggressive water conservation of up to
13.4 percent could balance supply and demand. Although the City has demonstrated significant water
conservation over the last 10 years at approximately 8.6 percent, MM4.14-1 requires that projects include
water conservation practices, until such time that additional savings from water conservation can be
demonstrated or the water supply situation improves. The proposed project would have less than
significant impacts.

Implementation of the proposed project would require new sewer connections and construction of new or
cxpanded wastewater conveyance systems pursuant to MM4.14-2. Construction or expansion of
wastewater treatment facilities is not anticipated to be necessary to serve the proposed project’s needs.
The OCSD has adequate treatment capacity available over the long term to serve the proposed BECSP,
including the proposed project.

Alternatives to the Propased Project

CEQA guidelines require that an EIR describe a range of reasonable Alternatives to the project or the
location of the project that could meet the objectives of the project and potentially reduce significant
impacts of the project. Of note is that every conceivable Alternative scenario is not required but rather a
range of feasible Alternatives must be included in the EIR so that the project can be adequately evaluated.
An EIR need not consider an alternative whose effects could not be reasonably identified, and whose
implementation is remote or speculative. The Alternatives are evaluated to see how well they can achieve
the project objectives. Three Alternatives were evaluated in the Draft EIR and described below:

Alternative 1: No Project/No Development Alternative - This alternative would serve as the
“no development” alternative with the site remaining in its existing condition. Under this
alternative all existing development and uses would remain.

Alternative 2: All Commercial Alternative — Alternative 2 assumes that the site would be
developed with 77,300 sf of commercial uses and a three-story parking structure. Commercial
development would front Beach Boulevard and Ellis Avenue. Development would include a one-
story, 22,500 sf market at the corner of Beach Boulevard and Ellis Avenue, as well as a one-story,
5,000 sf restaurant on Beach Boulevard in the location of the existing restaurant. Two, three-story
buildings consisting of approximately 16,600 sf of ground-floor retail uses and 33,200 sf of office
uses on the upper two levels would be constructed along Ellis Avenue. A total of 7,700 sf of
public open space would be provided on site in the form of an internal plaza area. Parking would
be provided in a three-story, four-level (one level below grade, one level at grade, and two levels
above grade), 240-space parking structure and a 48-space surface parking lot located along the
southern boundary of the site. A total of 288 parking spaces would be provided on the site.

Alternative 3 Increased Residential Mixed Use Alternative:  Alternative 3 includes
development of a mixed use project consisting of two building comprised of 274 apartment
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dwelling units and 8,500 sf of commercial uses, as well as a 463-space, parking garage.
Development along Beach Boulevard would be four stories in height, the remainder of the site
would have development six stories in height. Residential development would include 7 live-
work units, accessed directly from Ellis Avenue, as well as 25 studio units, 117 one-bedroom
units, and 125 two-bedroom units located on the upper levels of the development and accessed
from the interior of the proposed building. Most of the residential dwelling units would be
oriented around a courtyard located on the podium level (Level Two). Commercial uses would be
located on the ground floor fronting Beach Boulevard. Parking would be provided in a 463-space
parking garage located on the ground floor and on one subterranean level. Alternative 3 would
include 16,000 sf of public open space in the form of an internal plaza area associated with the
commercial uses, a courtyard on the podium level, and 16,020 sf of private open space, including
dwelling unit balconies and patios.

Other alternatives such as alternative locations and an all commercial development alternative were
considered but rejected as infeasible because they would not achieve the project objectives and/or would
not lessen significant impacts identified for the proposed project.

Alternative Projects Impacts

Overall, the No Project Alternative would result in the fewest number of impacts, and would eliminate
significant and unavoidable impacts identified for the proposed project, but would not achieve any of the
project objectives, Alternative 2 results In a significant and unavoidable impact for greenhouse gas
emissions and doesn’t meet objectives for a mixed use project. Because Alternative 3 would result in the
development of an additional 169 residential units compared to the proposed project, increased demands
associated with the increased residential population, including demands for public services, recreation as
well as utilities would occur. These impacts would remain less than significant, but would be greater than
the proposed project. Alternative 3 would not exceed anticipated daily traffic volumes identified for the
BECSP under 2030 conditions but would generate a greater number of vehicle trips than the proposed
project. Overall, the Greenhouse Gas (GHG) emissions are greater for Alternative 3 than the proposed
project, but on a per service population basis, the impacts to GHG emissions are less than the proposed
project. Based on the analysis, the environmentally superior alternative would be Alternative 3.

At the Study Session, Commissioner Bixby asked how Alternative 3 could be the environmentally
superior alternative when all the impacts except Greenhouse Gas are greater than or equal to the proposed
project. Alternative 3 was selected because it achieves the project objectives, does not result in any new
significant impacts, and on a per service population basis, GHG emissions would be less than the
proposed project. While Alternative 2 would have reduced less than significant impacts for many issue
areas, it would not eliminate the significant and unavoidable impacts identified for the proposed project,

would not serve to achieve the City’s vision for the site and results in a new significant and unavoidable
impact for GHG.

Certification of Final EIR

The role of the Planning Commission is to certify the adequacy of the Beach and Ellis Mixed Use Project
Environmental Impact Report. A development project is not before the Planning Commission for
consideration at this time, but once submitted, the project will be evaluated against the certified EIR
pursuant to CEQA Guidelines.
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Public Comnments on the Draft EIR and Errata Changes

The City of Huntington Beach received a total of eight comment Ietters: four from state agencies, one
from a private organization, two from individuals and one from the City’s Environmental Board. Five
verbal comments were received at the public meeting held during the comment period. In response to the
comments received, the Final EIR and additional Errata includes text changes for the purpose of
clarification or correction and additional analyses. The Errata do not change the overall conclusions of
the EIR analysis. All of the other commentis are adequately addressed in the Response to Comments.

The Final EIR was distributed to the commenting agencies more than 10 days prior to the Planning
Commission meeting. Any written communication received subsequent to the preparation of this staff
report will be forwarded to the Planning Commission under separate cover.

SUMMARY:

Environmental Impact Report No. 10-004 serves as an informational document with the sole purpose of
identifying potential environmental impacts associated with the Beach and Ellis Mixed Use Project,
consider alternatives that minimize those impacts, and provide the appropriate mitigation measures. Staff
recommends that the Planning Commission certify EIR No. 10-004 because:

» The EIR has been prepared in accordance with the California Environmental Quality Act;
= The EIR adequately addresses the environmental impacts associated with the proposed project; and

* The EIR identifies project alternatives and mitigation measures to lessen the project’s impacts
consistent with the BECSP Program EIR and General Plan policies.

ATTACHMENTS:

1. Planning Commission Resolution No. 1657 — Certifying Final EIR No. 10-004

2. Tinal EIR No. 10-004, includes Draft EIR, EIR Appendices, Response To Comments and Text
Changes (Not Attached - Available for Public Review at the Planning and Zoning Counter — 3rd
Floor, City Hall)

3. Additional Errata to the final EIR No. 10-004

SH:MBB:rm
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- RESOLUTION NO. 1657

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF HUNTINGTON BEACH CERTIFYING THE FINAL
ENVIRONMENTAL IMPACT REPORT (SCH#2011091022)
FOR THE BEACH AND ELLIS MIXED USE PROJECT

WHEREAS, Environmental Impact Report No. 10-004, State Clearinghouse
#2011091022 (“EIR™) was prepared by the City of Huntington Beach (“City”) to address the
environmental implications of the Beach and Ellis Mixed Use Project (the “Project™); and

e On July 31, 2009, a Notice of Preparation/Initial Study for the Project was prepared in
conjunction with the Beach and Edinger Corridors Specific Plan (“BECSP”) Program
FIR and distributed to the State Clearinghouse, other responsible agencies, trustee
agencies and interested parties; and

e After obtaining comments received in response to the Notice of Preparation, and
comments received at the public scoping meeting held on August 21, 2009, the City
completed preparation of the BECSP Program EIR, which was adopted on December 8,
2009; and

o As development on the project site was included in the Notice of Preparation for the
BECSP EIR and analyzed as part of the larger scope of development contemplated in the
BECSP EIR (Program EIR No. 08-008), which anticipated approximately 120 dwelling
units and 71,000 square feet of commercial area on the project site, Draft EIR No. 10-004
is tiered from the BECSP Program EIR; and

e The City filed a Notice of Completion with the State Clearinghouse on September 2,
2011, and the Draft EIR was circulated for public review and comment from September
9, 2011 to October 24, 2011, and was available for review at several locations including
City Hall Planning and Building Department, City Clerk’s Office, Central Library and the
City’s website; and

WHEREAS, Public comments have been received on the Draft EIR, and responses to
those comments have been prepared and provided to the Planning Commission as a section
within a separately bound document entitled “Beach and Fllis Mixed Use Project Environmental
Impact Report Final EIR” (the “Responses to Comments”), dated November 2011; and

WHERFAS, Public Resources Code 21092.5(a) requires that the City of Huntington
Beach provide a written proposed response to any public agency that commented on the
Environmenta!l Impact Report, and the Responsc to Comments included in the Final
Environmental Impact Report satisfies this provision; and

WHEREAS, the Planning Commission held a public meeting on the EIR on
December 13, 2011 and received and considered public testimony.

NOW, THEREFORE, the Planning Commission of the City of Huntington Beach




DOES HEREBY RESOLVE as follows:

SECTION 1. Consistent with CEQA Guidelines Section 15132, the Final EIR for the
Project is comprised of the Draft EIR and Appendices, the comments received on the Draft EIR,
the Responses to Comments (including a list of persons, organizations, and public agencies
commenting on the Draft EIR), the Text Changes to the Draft EIR (bound together with the
Responses to Comments) and all Planning and Building Department Staff Reports to the
Planning Commission, including all minutes, transcripts, attachments and references. All of the
above information has been and will be on file with the City of Huntington Beach Department of
Planning and Building, 2000 Main Street, Huntington Beach, California 92648.

SECTION 2. The Planning Commission finds and certifies that the Final EIR is
complete and adequate in that it has identified all significant environmental effects of the Project
and that there are no known potential environmental impacts not addressed in the Final EIR.

SECTION 3. The Planning Commission finds that all significant effects of the Project
are set forth in the Final EIR.

SECTION 4. The Planning Commission finds that although the Final EIR identifies
certain significant environmental effects that will result if the Project is approved, all significant
effects which can feasibly be mitigated or avoided have been mitigated or avoided by the
incorporation of standard conditions and requirements, and by the imposition of mitigation
measures on the approved Project. All mitigation measures are included in the “Mitigation
Monitoring and Reporting Checklist” (also referred to as the “Mitigation Monitoring Program”)
attached as Exhibit “A” to this Resolution and incorporated herein by this reference.

SECTION 5. The Planning Commission finds that the Final EIR has described
reasonable alternatives to the Project that could feasibly obtain the basic objectives of the Project
(including the “No Project” Alternative), even when these alternatives might impede the
attainment of Project objectives. Further, the Planning Commission finds that a good faith effort
was made to incorporate alternatives in the preparation of the Draft EIR and that a reasonable
range of alternatives was considered in the review process of the Final EIR and ultimate
decisions on the Project.

SECTION 6. The Planning Commission finds that no “substantial evidence” (as that
term is defined pursuant to CEQA Guidelines Section 15384) has been presented that would call
to question the facts and conclusions in the EIR.

SECTION 7. The Planning Commission finds that no “significant new information” (as
that term is defined pursuant to CEQA Guidelines Section 15088.5) has been added to the Final
EIR after circulation of the Draft EIR. The Planning Commission finds that the refinements that
have been made in the Project as a result of clarifications in the mitigation measures and EIR text
do not amount to significant new information concerning the Project, nor has any significant new
information concerning the Project become known to the Planning Commission through the
public hearings held on the Project, or through the comments on the Draft EIR and Responses to
Comments.




SECTION 8. The Planning Commission finds that the Mitigation Monitoring Program
establishes a mechanism and procedures for implementing and verifying the mitigations pursuant
to Public Resources Code 2108.6 and hereby adopts the Mitigation Monitoring Program. The
mitigation measures shall be incorporated into the Project prior to or concurrent with Project
implementation as defined in each miti gation measure.

SECTION9. The Planning Commission finds that the Final EIR reflects the
independent review and judgment of the City of Huntington Beach Planning Commission, that
the Final EIR was presented to the Planning Commission, and that the Planning Commission
reviewed and considered the information contained in the Final EIR prior to approving a project
located on the subject property.

SECTION 10. The Planning Commission finds that the Final EIR serves as adequate
and appropriate environmental documentation for the Project. The Planning Commission
certifics that the Final EIR prepared for the Project is complete, and that it has been prepared in
compliance with the requirements of the California Environmental Quality Act and CEQA
Guidelines.

PASSED AND ADOPTED by the Planning Commission of the City of Huntington Beach at a
regular meeting thereof held on the Thirteenth day of December, 2011.

AYES: Shier Burnett, Peterson, Mantini, Delgleize, Farley, Bixby, Ryan
NOES: None
ABSENT: None
ABSTAIN: None

ATTEST:

Scott Hess, Secretary Chairperson, Planning Commission

Exhibit A: Mitigation Monitoring and Reporting Program




2.1 PURPOSE OF THE SUMMARY

This section summatizes the characteristics of the proposed Beach and Ellis project (proposed project),
he environmental impacts, mitigation measures, and residual impacts with the proposed project.

2.2 INTRODUCTION

This EIR is intended to provide decision-makers and the public with information that enables them fo
jnté]]iger}ﬂy consider the environmental consequences of ‘the proposed action. This EIR identifies
significant or poténtially significant environmental effects, as well as ways in which those impacts can be
reduced to less than significant levels, through the imposition of mitigation measures (MMs), or through
the implementation of alternatives to the project.

2.3 SUMMARY OF PROPOSED PROJECT

The proposed project would result in a six-story mixed-use development consisting of retail and
residential uses. Levels one and two of the proposed project would house the commercial component,
including an approximately 30,000 square feet (sf) of matket use, approximately 7,000 sf of retail shops,
and retail parking. At the coret of Beach Boulevard and Ellis Avenue approximately 1,850 sf of public
open space would provided at street level. Levels fout through six would include 105 condominium
residential units and 10,500 sf of open space for residential use.

Parking for both retail and residential uses would be provided in an internal parking structute. Level one
would provide 109 retail patking spaces and T evel two would provide 111 retail patking spaces. Level
three would provide 263 residential parking spaces. Vehicular access to the project site would be available
fom one driveway on Beach Boulevard, one driveway on Ellis Avenue, and the existing private alleyway
that bounds the east side of the project site, accessed from Ellis Avenue, all leading directly into the
proposed patking structure.

Overall, the proposed project would result in the construction of approximately 37,000 st of retail uses,
105 residential units, and 483 parking spaces (220 retail and 263 residential parking spaces).

2.4 CLASSIFICATION OF ENVIRONMENTAL IMPACTS AND
DISCUSSION OF MITIGATION MEASURES

Potential envitonmental impacts have been classified in the following categories:

m Less Than Significant (LTS)—Results in no substantial adverse change to existing
environmental conditions

City of Huntington Beach, Beach and Eliis Mixed-Use Project ER
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m Potentially Signjﬁcaht (PS)—Constitutes a substantial adverse change to existing envitonmental
conditions that can be mitigated to less than significant levels by implementation of feasible
mitigation measures ot by the selection of an environmentally supetior project alternative

m Significant and Unavoidable (S8U)—Constitutes a substantial adverse change to existing
environmental conditions that cannot be fully mitigated by implementaton of all feasible
mitigation measutes ot by the selection of an environmentally supetior project altesnative

Cumulative impacts are also analyzed in this envitonmental document. Cumulative impacts refer to two
ot more individual effects that, when consideted together, are considerable or that compound ot increase
other environmental impacts.

Where significant impacts are identified, CEQA requires that feasible mitigation measures are discussed
to avoid or reduce to the extent feasible, significant effects. As described in CEQA Guidelines
Section 15370, there are generally five categories of mitigation measures, which include the following:

m Avoiding the impact altogether by not taking a certain action ot patts of an action

m Minimizing impacts by imiting the degree or magnitude of the action and its implementation

m Rectifying the impact by repaiting, rehabilitating, or restoring the impacted environment

® Reducing or eliminating the impact over time by preservation and maintenance operations during
the life of the action

m Compensating for the impact by replacing or providing substitute resources ot environments

In addition to project-specific mitigation measures, the proposed project is required to implement
applicable mitigation measuses of the BECSP Program EIR intended to mitigate potentally significant
impacts associated with future development within the BECSP area.

The City of Huntington Beach imposes standard code requirements (CRs) for the purpose of controlling
ot reducing potential environmental and/or safety issues associated with a proposed project. These CRs
may include, but are not necessagly limited to, development standards, the payment of impact fees,

infrastructure improvements, and/or operational requirements. In this EIR, standard CRs that ate
televant to the environmental analysis are identified along with the discussion of mitigation measures in
each resource-specific discussion provided in Chapter 4 of this document. CRs often have the effect of
reducing an environmental impact, and as such, take the place of mitigation measures that would
otherwise be required to address impacts. CRs identified in this document are not inclusive of all code
requirements that would be imposed on the proposed project; only those CRs relevant to the
environmental analysis and identified impact are included.

2.5 SIGNIFICANT AND UNAVOIDABLE IMPACTS

The following significant, unavoidable impacts would result from future developments as permitted
under the proposed project. A detailed discussion of these impacts can be found in Section 4.2 (Air
Quality) of this document.

2-2 City of Hunfington Beach, Beach and Elis Mixed-Use Project EIR
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m Air Quality

> Project Specific and Cumulative—Construction of the proposed project would violate an ait
quality standard as it would result in emissions that exceed the SCAQMD threshold of
significance for VOCs.

m Transportation/Traffic

> Cumulative—Operation of the proposed project would cumulatively contribute to an
unacceptable Level of Service at two City intersections.

> Cumulative—Operation of the proposed project would cumulatively contribute to an increase
in delay at two Caltrans intersections and would increase traffic to the 1-405 northbound loop
ramp, which is currently deficient.

2.6 ALTERNATIVES

As required by CEQA Guidelines Section 15126.6(a) and recent court cases, an EIR must:

Describe a range of reasonable alternatives to the project, of to the location of the project, which
would feasibly attain most of the basic objectives of the project but would avoid ot substandally
fessen any of the significant effects of the project, and evaluate the compatative merits of the
alternatives.

Further, CEQA Guidelines Section 15126.6(b) states:

The discussion of alternatives shall focus on alternatives to the project or its location which are
capable of avoiding or substantally lessening any significant effects of the project, even if these
alternatives would impede to some degree the attainment of the project objectives, or would be
motre cosiy.

Alternatives evaluated in this EIR include the following:

m Alternative 1: No Project/No Build
m Alternative 2: All Commercial
m Alternative 3: Residential Mixed-Use

2.7 SUMMARY OF IMPACTS AND MITIGATION MEASURES

Pursuant to CEQA Guidelines Section 15123(b)(1), Table 2-1 (Summary of Bnvironmental Effects and
Code Requirements/Mitigation Measures) contains a summary of environmental impacts associated with
the proposed project, mitigation measures that would reduce or avoid those effects, and the level of
significance of the impacts following the implementation of mitigation measures.

City of Huntingfon Beach, Beach and Eliis mixed-Use Project EIR
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The Project Environmental Impact Report (EIR) for the Beach and Ellis Mixed-Use Project was
circulated for treview and comment by the public, agencies, and organizations for a 45-day public review
period that began on September 9, 2011, and concluded on October 24, 2011. A public information
meeting to teceive comments on the adequacy of the DEIR was held on October 6, 2011. In addition to
five vetbal comments from individuals that were received at the public meeting, seven comment lettets

were received duting the review petiod from four state departments, one private organization, and two
individuals. Consistent with CEQA Guidelines, a Final EIR was prepared for the proposed project,
responding to each of the comments received on the Draft EIR (DEIR). This was provided to staff and
the City Planning Commission. On November 22, 2011, a Planning Commission Study Session was held
to discuss the EIR (both Draft and Final). At that time, commnents were received from the Planning
Commission on the DEIR. Additionally, shortly after this meeting, it was noted that a comment letter
from the City of Huntington Beach Environmental Board had been omitted accidentally. This Errata
document has been prepared to address necessary changes to the DEIR as a result of the Planning
Commission’s comments, to cotrect typographical errots, and to include response to the Environmental
Board’s comment letter submitted on the DEIR. No new significant impacts were identified during
preparation of this Frrata as a result of the additional information and comment letter.
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INTRODUCTION

Text changes are intended to clarify or correct information in the DEIR in response to comments
received on the document, ot as initiated by Lead Agency staff. Revisions are shown in Section 8.2 (Text
Changes) below as excerpts from the IDEIR text, with a linethrough deleted text and a double underline
beneath inserted text. In order to indicate the location in the DEIR where text has been changed, the
reader is referred to the page number of the DEIR.

RESPONSES AND/OR TEXT CHANGES

This section includes responses to requests fot additional information or clarification and/or revisions to

text that were initiated as a response to comments received by the Planning Commission.

Page 2-11, Table 2-1 (Summary of Environmental Effects and Code Requirements/Mitigation

Measures)

Per the request for additional information and clarification on page 4.6-8, the following text

change has been made to mitigation MM4.6-1 to clarify.

Hazards and Hazardous Materials

Impact 4.6 Implementation of the
proposed project could create a potential
significant hazard to the public or the
environment through reasonably
foreseeable upset and accident conditions
involving the release of hazardous
materials into the environment. However,
with implementation of mifigation, this
impact is considered less than significant.

LTS

BECSP MM4.6-1 Prior to the issuance of grading
permits on any project site, the site developar(s)
shall:

Investigate the project site to defermine
whether it or immediately adjacent areas have
a record of hazardous material contamination
via the preparation of a preliminary
environmental site assessment (ESA), which
shall be submitted to the City for review. If
contamination is found the report shall
characterize the site according to the nature
and extent of contamination that is present
before development activities precede at that
site.

If contamination is defermined to be on site, the
City, in accordance with appropriate regulatory
agencies, shall determine the need for further
investigation and/or remediation of the soils

LTS
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conditions on the contammated 51te lf fuzther
investigation or remediation is required, it shall
be the responsibility of the site developer(s) to
complete such investigation andfor remediation
prior to construction of the project.

w [f remediation is required as identified by the
local oversight agency, it shall be accomplished
in a manner that reduces risk to below
applicable standards and shall be completed
prior to issuance of any occupancy permits.

roval of Health Ri
performed by the project proponent may be
required to ensure occupancy could oceur
safely.

m Closure reports or other reports accepiable to
the Huntington Beach Fire Department that
document the successful completion of required

remediation activities, #-amy;-or an approved
active on site remediation system that has been
approved by Orange County Environmental

Health Care Agency, for contaminated soils, in
accordance with City Specification 431-92, shall

be submitted and approved hy the Huntington
Beach Fire Department prior to the issuance of
grading permits for site development. No
construction shall occur in the affected area
until reports have been accepted by the City.

Page 2-22, Table 2-1 (Summary of Environmental Effects and Code Requirements/Mitigation
Measures)

Public Services

fmpact 4.11-3 Implementation of LTS BECSP CR4.11-1 The project Applicant shall pay all LTS
the proposed project would not applicable development impact fees in effect at the time of
require new or physically altered building permit issuance to the Ocean View School District to
faciliies to accommodate cover additional school services required by the new
additional students and would be development. These fees are currently $1.37 per square foot
fess than significant. {sf) of accessible interior space for any new residential unit
and $0.22 persf of covered floor space for new
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nls/Miligation

' commermal!retalldeveiopmeht

BECSP CR4.11-23 The Applicant shali pay all applicable
development impact fees in effect at the time of building
permit jssuance to the Huntington Beach Union High School
District to cover additional school services required by the
new development. These fees are currently $2.97 per square
foot (sf) of accessible interior space for any new residential
unit and $0.47 persf of covered floor space for new
commerciaifretail development.

Page 4.6-12, mitigation measure BECSP MM4.6-1

The following additional language has been added to mitigation measure MM4.6-1 o
clarify.

BECSPMMA6-1  Prior to the issnance of grading permits on any project site, the site developer(s) shall:

& Investigate the project site to determine whether it or immediately adjacent areas have a record of
bazardous material contamination via the preparation of a preliminary envirommental sile
assessment (FLS.A), which shall be submiitted to the City for review. If contamination is found the
repart shall characterize the site according to the nature and extent of contamination thal is
present before development activities precede at that stle.

B [f contamination is determined to be on site, the Cily, in accordance with appropriate regulatory
agenies, shall determing the need for further investigation andfor remediation of the soils
conditions on the contaminated site. If further investigation or remediation is required, it shall be
the responsibility of the site developer(s) fo complete such investigation andf or remediation prior o
consiruction of the project.

B If remediation is required as identified by the local oversight agency, it shall be accomplished in a
smanner that reduces visk to below applicable standards and shall be compleied pmr to issuance af
any occupancy permits. Approval of @ Human Health Risk zent pe g

proponent sy be regwred fo ensure occnbancy could occur safely,

®  Closure reports or other reports acceptable to the Huntington Beach Fire Department that
document the successful completion of required remediation activities, #anyor an approved gelive
on_site_remediation sysiem that has been approved by Qrange Connty Environmental Health
G ency, for contaminated soils, in accordance with City Spectfication 431-92, shall be
submitted and approved by the Huntington Beach ire Department prior to the issuance of
grading pernits for site development. No construction shall ocour in the affected avea until veporis
have been accepted by the Cify.
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Page 4.8-4, “Building Height” section, third paragraph

Although inconsistencies between the height of buildings and the BECSP Development Code have been
identified, during the site plan review process revisions to the design of the proposed project would likely
be requited in an effort to achieve consistency with the BECSP, as is the case for all development
occurring in the BECSP area. As such, site plan review approval would ensure that the proposed project
would not conflict with the BECSP.

Pages 4.11-18 and 4.11-19, last paragraph

The Huntington Beach Pubhc Library system cutrently has a full-time staff of 3726 (with potential to fill
ree_exi vac and approximately 100 part-time staff members (volunteers).*” The City
does not have a library service ratio standard and uses the state’s standard to detetmine the level of
service for libraties. According to the State of California, there should be an average service ratio of
approxlmately 0.00036 full-time employees per resident.”™ This equates to fe+73 full the library staff
rs in the Huntin Beach P Libra m based on resident % As part-time
staff members work on a volunteer basis, there is no full-time employee equivalent to thelr hours spent,
and the approximate, 100 part-time staff members are not considered when determining the need for
full-time libraty staff members. Therefore, to cutrently meet the state standard of 73 full-time libraty staff
members, the City of Huntington Beach would need to hire an additional 3647 full-time employees to
serve the current population of 203,484. Implementation of the proposed project would-add-could result
in 280 additional residents to the City increasing the population to 203,764, This would not change the
employee to staff ratio ot the current need to hire additional 3647 full-time employees to meet the state
standards.

}mpaet—}éepeﬁ{—&&guﬁ%@@‘)}— teghgme Beverage, ritten comman_L1 12 Setvmes Dnec r (Janu,
2011,
8% California Libraries. Base

n average service ratios of ten cities in California.

Page 4.11-20, first paragraph following Impact 4.11-4

The closest libraty to the project site is the Oak View Branch Library approximately 1.25 miles northwest
from the site. The Central Library and Cultutal Center is located 1.5 miles northwest of the project site.
The two libraries have an extensive collection which can meet the demands of future residents of the
proposed project. Additionally, the project site, like all areas of the City, is served by all five branches of
the Huntington Beach Public Library system. Combined, these libraries have a collection of 431,304
items. According to California Library Statistics, there should be an average setvice ratio of about
0.00036 full-time employees per resident. The Huntington Beach Public Library curtently has a staff of
3726, which does not meet this ratio. Based on the City’s eurrent-2010 population of 203,484 residents,
an additional 36-47 full-time staff members would need to be hired in otder to meet to this standard. The
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proposed project would increase the population of Huntington Beach by a-maximura-of-approximately
280 residents. This increase in population would not result in any additional need for the current need for
3647 full-time staff members.

Page 4.13-17, first paragraph

The amount of parking provided on the project site would be designed to comply with the Parking
Regulations established in BECSP Section 2.1.4 for the Town Center Neighborhood designation. This
requirement includes 1 parking space per 1-bedroom unit, 1.5 parking spaces pet 2-bedroom unit (or

reatet). 2 ouest parking spaces per 10 dwelling units, and a maximum of 5 parking spaces/1,000 sf of

commercial uses. All parking is proposed in a patking structure internal to the site, accessible from
driveways on Beach Boulevard, WasnerEllis Avenue and the existing private alleyway, as described
above. Based on_the proposed project breakdown (54 1-bedroom units, 36 2-bedroom units, 15 3-
bedroom units, and 37,000 sf of retail/commercial uses), the proposed project would be required to
provide 152 residential parking spaces and 185 commercial spaces for a total of 337 parking spaces. Level
one would provide 109 retail patking spaces, Level two would provide 111 retail patking spaces, and
Level three would provide 263 residential parking spaces for a total of 483 parking spaces. Pedestrian and
vehicular circulation would be provided throughout the patking structure to the retail and residental
uses.

Page 6-41, before the last paragraph of the Transportation analysis

As is the case for the proposed project, Altetnative 3 would not substantially increase hazards due to
design features or incompatible uses not would Alternative 3 result in inadequate emergency access. ...
As such, impacts related to design hazards and emergency access have been determined to be less than
significant with compliance of existing regulations, consistent with the proposed project.

Regulaﬁom estabhshed in BECSP Sectlon 2 1.4 for the Town Center Nelghborhood deqmnatmn Thls

requirement includes 1 parkine space per live work unit, 1 parking space per studio unit, 1 parking space

pet 1 bedroom unit, 1.5 parking spaces per 2 bedroom unit, 2 suest parking space pex 10 dwelling units

and 2 maximum of 5 nparking spaces/1,000 sf of commercial uses. Based on the breakdown of
Alfemahve 37 hve work units, 25 studlo units, 117 1~bedroom units, 125 2- bedroom units, and 8 500 sf

w_Quld mclude 2 463-space m?emal Dafkmo parage W‘nlch would meet the Darkmo requirements

tabli by the P

As Alternative 3 would be located on the same site as the proposed project which is located in close
proximity to public transportation, is easily walkable to the Five Points shopping center, and is subject to
the same design requirements included in the BECSP, Alternative 3 would promote and allows for the
use of alternative transportation modes. Accordingly, Alternative 3 is compatible with adopted policies,
plans and programs regarding alternative transportation; and this impact would be less than significant,
similat to the proposed project.

City of Huntingten Beach, Beach and Eliis Mixed-Use Project ER




COMMENTS ON THE DEIR
City of Huntingion Beach Environmental Board (EB), October 25, 2011

CITY OF HUNTINGTON BEACH

ENVIRONMENTAL BOARD

October 24, 2011

Rosemary Medel, Associate Planner
City of Huntington Beach
Department of Flanning and Building
2000 Main St

Huntington Beach, CA 92648

Subject: Beach and Ellis Mixed Use Draft EIR No. 10-004
Dear Ms. Medek,

Al the October 6, 2011 Environmental Board meeting, the members reviewed the draft EIR No.
10-0004. The Board offers the foliawing comments for your consideration.

General:

We are pleased to see the City reposition this disinvested corridor property to capture value in
the marketplace. The proposed project, in conjunction with the other proposed projects
cantained in the Beach and Edinger Comidors Specific Plan {BECSP), wilt begin the
transformation of Beach Boulevard into an iconic gateway to and from the beach; it is sorely
needed. The primary challenge for this particuar project is transpostation and mobiiity. We
agree that this property is in need of redevelopment, however, without site-specific
transportation and mobility mitigations the City may be faced with a situation similar to Triangle
Square in Costa Mesa. Our specific somments on these and other challenges are found below.
Additionally, we tock notice that one of the Applicant’s objectives is to incorporate Green
Building practices into the project. While we applaud that objective, the subject decurnent
provides no details as to what specific practices will be included in the project. We would fike te
see the Applicant list and describe what parficular Green Building measures will be incorporated
into the project design.

Recreation:

According to BEGSP Section 2.6.1 (Provision of Open Spage), the propused project is to
provide a minimum of 7,100 square feet (sf) of public open space onsite. Public open space is
defined as outdoor spaces that are accessible to the public and include seating, lighting, and
landscaping. The proposed project sets aside only 1,850 sf of public open space that is located
on the comer of Beach and Ellis. The remaining 5,250 sf must be satisfied by the Applicant
buying land off site or paylng an in-eu payment of the cost to construct the required ameunt of
open space off site.

The proposed public open space has several issues - its location and proposed mitigations.
The 1,850 sf of public open space is situated directly on the corner of Beach and Eliis - a

EB

EB-1

:

EB-2

.

EB-3

v
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location that is near a 5-point intersection subject to high noise levels and vehicle emissions. EB-3
The fecation will not induce the public to utilize that open space and is therefore not suitable as | Cont.
a partial mitigation. Perhaps the public open space area could instead be public art rather than

consider it public open space.

Traffic:

]
Mitigations - Under Year 2030 conditicns, implementation of the proposed project could conflict
with the City's acceptable tevel of service standard of D or betfer. The EIR states that with the
Applicant’s fair share contributions toward future improvements in the area's roads, this would
reduce project impacts to less than significant. The reality is that the fair share contributions will EB-4
mitigate traffic fniersections other than Beach and Ellis. To be effective, mitigations should be
constructed at or very near the proposed project and not somewhere elsa. We saw no
diseussions of improvements to the Beach and Ellis intersection in the document. As stated in
the beginring of the letter, we de not want to see this project fail due to ilusory and misdirected
traffic mitigations.
| |
Ingress and Egress — It appears from the EiR’s plans and specifications that ingress nerthbound | g5
from Beach into the parking area will create more traffic. One cannot see the angle at which a
vehicle will turn and how wide it the ingress wilt be. Where will fire vehicles enter? =
Mability - The propesad project location is situated very close to numerous senior living facilities ¥
in the Five Points area. These facilities provide transportation for seniors to the nearby
shopping center and will lixely take them to the proposed project’s upscale market. Looking at EB-6
the plans and specifications, we do not see any loading/unioading curb cut-auls for those facility
vehicles to pull in and drop-off the seniors. This coufd lead o back-ups at the Beach and Ellis
intersection which is already impacted by increased fraffic.

We appreciate the opportunity of reviewing this project. Please contact us with any questions or
concems.

Sincerely,

Susan Gordon, Chair
Huntington Beach Environmentai Beard
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RESPONSES TO COMMENTS ON THE DEIR

EB-1

EB-2

EB-3

City of Huntington Beach Environmental Board (EB), October 25, 2011

The comment expresses that the project and transformation of Beach Boulevard is
needed and that the primary challenge of the proposed project is transportation and
mobility, stating that site-specific transportation and mobility mitigations are
necessary. Please refer to responses to specific comments and recommendations
below. No further response is required.

This comment requests that a list and description of green building practices to be
incotporated into project design be provided in the DEIR. The proposed project
would be subject to BECSP Section 2.8.2-3 (Sustainability Requirements), which
requires that all proposed new structutres and/ot site improvements incorporate
sustainable building practices. In addition to these requirements, applicatdon of
“Green Building” techniques such as those found in, but not limited to, the
Teadership in Energy and Environmental Design (LEED) Green Building Rating
System, the National Association of Homebuilders Model Green Home Building
Guidelines and future “green building” ordinances and guidelines may be used.
Specific green building practices that would be incorporated into project design are
unknown at this time but will be established during the project’s site plan review
process undertaken by the City when compliance with the BECSP is ensuted. As
such, a list and description of green building practices has not been provided.
Further, no reduction in project impacis was analyzed based on some level of green
building technique provided. Finally, the request for this additional information is
not a CEQA-specific issue, not is it 2 comment on the adequacy of the analysis
provided in the DEIR. No further response is required.

The comment states that the location of the proposed 1,850 square feet (sf) of public
open space located at the corner of Beach Boulevard and Ellis Avenue would not
induce the public to utilize the open space due to high noise levels and vehicle
emissions associated with that intersection. The commenter concludes that the
provision of on-site public open space is not suitable as partial mitigation to satisfy
the open space requirements established by BECSP Section 2.6.1 and requests that
the open space provided be public art instead.

As stated on DEIR page 4.12-8:

BECSP Section 2.6.1 (Provision of Public Open Space) tequires the proposed
project to provide public open space, defined as outdoor spaces that are accessible
to the public and include seating, lighting and landscaping, at a rate of 50 sf for
every 1,000 sf of retail use and for cach residential dwelling unit...Based on the
proposed squate footage of retail use and the number of dwelling units, the
proposed project is tequired to provide a minimum of 7,100 sf of public open
space on site. The proposed project includes 1,850 sf of public open space located
at the corner of Beach Boulevard and Fllis Avenue. As such, an additional 5,250 sf
of public open space would be required to satisfy the requirements of BECSP
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EB-4

EB-5

12

Section 2.6.1. The remaining public open space may be provided off-site, as
permitted by BECSP Section 2.6.1(2)(v) or satisfied through an in-lieu payment of
the cost to construct the required amount of open space off site, as permitted by
BECSP Section 2.6.1(2)(iv}. Proposed public open space would be designed in
conformance with BECSP Section 2.6.4 (Public Open Space Types), which
identifies puidelines for design of the vatious types of public open space.

BECSP Section 2.6.4 allows for vatious types of public open space within the Town
Center Neighborhood district, including a plaza. BECSP Section 2.6.4(4) defines a
plaza as a public open space that is open to a public street on at least one side and
should be located at the intersection of primary pedestrian routes. As such, public
open space as proposed meets the definition of a plaza and is a suitable type of
public open space on the project site. Additionally, the location of the proposed
public open space would achieve the City’s project objective to provide catalysts to
the development of 2 netwotk of pedesttian-oriented streets, promenades, and othet
public open spaces that encourage walking and ultimately, walking in combination
with the transit ridership. As such, public open space provided on the project site as
proposed is suitable to pattially satisfy the BECSP requirement for public open
space. The remaining 5,250 sf of public open space required would be provided off-
site, as permitted by BECSP Section 2.6.1(2)(v) or satisfied through an in-liew
payment of the cost to construct the required amount of open space off site, as
permitted by BECSP Section 2.6.1(2)(iv). Therefore, no additional mitigation is
necessaty to meet BECSP public open space requirements for the project site and
public art would not be provided at this time in-lien of open space. No further
response is required.

The comment states that the project applicant’s fair share contribution toward future
traffic improvements would not mitigate traffic impacts at Beach and Ellis and for
mitigation to be effective, traffic improvements should be constructed at ot near the
proposed project, not somewhere else.

As discussed on DEIR page 4.13-6, at build-out of the BECSP in 2030 the
intersections of Beach Boulevard and Ellis Avenue and Main Street and Ellis Avenue
would operate at an acceptable level of service (LOS). Because the proposed project
would result inn a reduction of vehicle trips compared to land uses contemplated for
the project site under the BECSP, the proposed project would not make worse
intersection impacts identified in the BECSP ETR and traffic study, as explained
beginning on DEIR page 4.13-10. Accordingly, no mitigation requiting
improvements to the intersection of Beach Boulevard and Ellis Avere has been
provided in this DEIR because this intersection and other neatby intersections are
projected to operate at an acceptable LOS under Future (Year 2030) with project
conditions without mitigation.

The comment expresses concetns that proposed ingress from northbound Beach
Boulevard will create more traffic and questions where fire vehicles will access the
project site.
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Proposed access to the project site is shown in DEIR Figure 4.13-2. With
implementation of the proposed project, access to the project site would be
consolidated to one driveway on Beach Boulevard, one driveway on Ellis Avenue,
and the existing private alleyway, all leading directly into the proposed internal
patking structure. Although the number of access points to the project site would be
reduced, as stated on DEIR page 4.13-16, “turning movements form Beach
Boulevard and Fllis Avenue would remain substantially the same.”

As part of the proposed project, the private alleyway (referred to in this comment)
located along the east side of the project site would be improved to serve as a shared
access dtiveway/fire lane. These improvements would ensure that fire vehicles would
be able to maneuver safely. Additionally, design of the access points and the alley will
be formally approved during the site plan review process undertaken by the City to
ensure that unsafe conditions would not occur.

EB-6 The comment states that the project plans and specifications do not identty
loading/unloading curb cut-outs to accommodate pick-up and drop-off for seniors.
The absence of these curb cuts could lead to backups at the intersection of Beach
Boulevard and Ellis Avenue which is already impacted by traffic.

A loading area that could accommodate seniors and individuals with handicaps
would be provided on the project site within the proposed patking structure,
consistent with BECSP Section 2.7.3(1)(2) which requires access to patking facilities
and loading areas to be provided from alleys or adjacent patking lots whetever
possible. Loading areas would not be provided on adjacent streets. As such, backups
at the Beach Boulevard and Fllis Avenue intersection would not occur as a result of
loading and unloading ateas on adjacent roadways. Design of this loading area will be
formally approved duting the site plan review process undertaken by the City to
ensure that unsafe conditions would not occur.
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