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1.0 INTRODUCTION 
 
In accordance with the California Environmental Quality Act Guidelines (CEQA Guidelines) Section 
15088, the City of Huntington Beach, as the lead agency, has evaluated the comments received on 
the Brookhurst Street/Adams Avenue Intersection Improvements Project Draft Environmental 
Impact Report (Draft EIR).  
 
The Draft EIR for the proposed Brookhurst Street/Adams Avenue Intersection Improvements 
Project (herein referenced as the project) was distributed to responsible and trustee agencies, 
interested groups, and organizations.  The Draft EIR was made available for public review and 
comment for a period of 45 days.  The public review period for the Draft EIR (established by the 
CEQA Guidelines) commenced on July 12, 2013 and ended on August 26, 2013.   
 
The Final EIR consists of the following components: 
 
 Section 2.0 – Responses to Comments on the Draft EIR  
 Section 3.0 – Errata  
 Section 4.0 – Mitigation Monitoring and Reporting Program  

 
Due to its length, the text of the Draft EIR is not included with this document; however, it is 
included by reference in this Final EIR.  None of the corrections or clarifications to the Draft EIR 
identified in this document constitutes “significant new information” pursuant to Section 15088.5 of 
the CEQA Guidelines.  As a result, a recirculation of the Draft EIR is not required. 
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2.0 RESPONSE TO COMMENTS  
 
In accordance with the California Environmental Quality Act Guidelines (CEQA Guidelines) Section 
15088, the City of Huntington Beach, as the lead agency, evaluated the written and oral comments 
received on the Draft Environmental Impact Report (EIR) (State Clearinghouse No. 2013011057) 
for the Brookhurst Street/Adams Avenue Intersection Improvements Project (herein referenced as 
the project) and has prepared the following responses to the comments received.  This Response to 
Comments document becomes part of the Final EIR for the project in accordance with CEQA 
Guidelines Section 15132. 
 
A list of public agencies, organizations, and individuals that provided comments on the Draft EIR is 
presented below.  Each comment has been assigned a letter number.  Individual comments within 
each communication have been numbered so comments can be cross-referenced with responses.  
Following this list, the text of the communication is reprinted and followed by the corresponding 
response.  Written responses to oral comments received at the Public Comment Meeting conducted 
by the City of Huntington Beach on July 31, 2013 are also provided as part of Response 14. 
 
Numerous comments received on the Draft EIR in both written and spoken form pertain to similar 
environmental issues.  As such, “topical responses” have been provided as part of Section 2.1, 
Topical Responses in order to avoid redundancy within the responses. 
 
Commenter                    Letter Number 
 
Agencies 
 
State Clearinghouse – Scott Morgan, Director (August 27, 2013)   1 
California Department of Transportation – Maureen El Harake (July 27, 2013)   2 
Native American Heritage Commission – Dave Singleton (July 30, 2013)   3 
Orange County Water District – Greg Woodside (August 13, 2013)   4 
City of Fountain Valley – (August 26, 2013)   5 
 
Organizations 
 
Huntington Bay Homeowners’ Association – Paul Haussler (July 31, 2013)    6 
 
Public 
 
Ronald Borghetti - (August 12, 2013)    7 
Betty Wickersham - (August 12, 2013     8 
Paul and Elise Haussler – (August 19, 2013)      9 
Michael Nguyen – (August 22, 2013)     10 
John and Leslie Riasanovsky – (August 22, 2013)     11 
L&M Center, LLC – (August 26, 2013)   12 
Towne House Plaza, LP – (August 26, 2013)   13 
 
Public Comment Meeting  
 
Oral Comments from Public Comment Meeting (July 31, 2013)    14 
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1. RESPONSES TO COMMENTS FROM STATE OF CALIFORNIA OFFICE OF 
PLANNING AND RESEARCH, STATE CLEARINGHOUSE, AUGUST 27, 2013. 

 
1-1 This comment indicates that the State Clearinghouse submitted the Draft EIR to selected 

State agencies for review and that the comment period for the Draft EIR concluded on 
August 26, 2013.  The comment states that the lead agency complied with the public review 
requirements for draft environmental documents pursuant to CEQA.  As such, the 
comment does not provide specific comments regarding information presented in the Draft 
EIR, and no further response is necessary. 





 
Brookhurst Street/Adams Avenue  
Intersection Improvements Project EIR 
 
 

 
Final ● October 2013 2-6 Response to Comments 

2. RESPONSES TO COMMENTS FROM CALIFORNIA DEPARTMENT OF 
TRANSPORTATION, DATED JULY 27, 2013. 

 
2-1 The comment is an introductory statement and does not raise comments pertaining to 

analysis within the Draft EIR.  No response is required.   
  
2-2 The Draft EIR has incorporated Mitigation TR-1, which would require preparation of a 

Traffic Management Plan (TMP) to minimize traffic impacts during the temporary 
construction process.  The California Department of Transportation (Caltrans) has requested 
that the TMP be submitted for review in order to minimize impacts to State Highway 
facilities.  Prior to initiation of construction activities, the City of Huntington Beach would 
coordinate the proposed project with any Caltrans construction activities on Interstate 405 
(I-405). 

 
 As such, Draft EIR page 5.2-12 would be revised in the Final EIR, as follows: 
 

 
TR-1 Prior to commencement of any construction activities, the City of Huntington 

Beach shall prepare a Traffic Management Plan (TMP) to address temporary 
safety and traffic concerns at and surrounding the Brookhurst Street/Adams 
Avenue intersection.  At a minimum, the TMP shall include plans clearly 
denoting any proposed lane closures, proposed vehicle/bicyclist/pedestrian 
rerouting plans, and a traffic signage plan to ensure adequate circulation during 
the short-term construction process.  The TMP shall be subject to review and 
approval by the City of Huntington Beach City Engineer.  In addition, road/lane 
closure notification shall be provided to the Huntington Beach Fire Department 
and Police Department.  The City of Huntington Beach shall also consult with 
the California Department of Transportation (Caltrans) prior to construction to 
coordinate the proposed project with any Caltrans construction activities on 
Interstate 405. 

 
 
 In addition, Mitigation Measure AQ-1 of the Draft EIR requires that all materials 

transported off-site shall be either sufficiently watered or securely covered to prevent 
excessive amounts of dust generation prior to leaving the site. 
 

2-3 This comment requests that the City of Huntington Beach keep Caltrans informed of future 
developments that may affect State Highway facilities.  This comment is noted. 
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3. RESPONSES TO COMMENTS FROM NATIVE AMERICAN HERITAGE 
COMMISSION, DATED JULY 30, 2013. 

 
3-1 The proposed project site has been highly disturbed and is occupied by roadway facilities and 

commercial/residential uses.  As discussed on pages 10-4 and 10-5 of Section 10.0, Effects 
Found Not to be Significant, of the Draft EIR, the proposed project would not result in any 
significant impacts resulting in a substantial adverse change in the significance of a historical 
resource as defined in CEQA Guidelines Section 15064.5, nor would the project result in 
significant impacts pertaining to the disturbance of any human remains, including those 
interred outside of formal cemeteries.  Given the highly disturbed nature of the project site 
and low potential for encountering cultural resources, Native American consultation is not 
required for the proposed project. 
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4. RESPONSES TO COMMENTS FROM ORANGE COUNTY WATER DISTRICT, 
DATED AUGUST 13, 2013. 

 
4-1 Page 5.6-9 of the Draft EIR acknowledges the existence of monitoring wells within the 

boundaries of the project site as a result of existing on-site soil and/or groundwater 
contamination from the former gas station facilities in the vicinity.  Per Mitigation Measure 
HAZ-1 of the Draft EIR, the City of Huntington Beach would be required to contact the 
Orange County Health Care Agency prior to construction in order to inform the Agency 
that site disturbance activities would be conducted in the vicinity of 20001 Brookhurst Street 
(former Shell Station), and 9971 Adams Avenue (former Chevron Station).  The City is also 
required to coordinate with the Orange County Health Care Agency in order to confirm the 
exact locations of on-site wells prior to site disturbance. 
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5. RESPONSES TO COMMENTS FROM THE CITY OF FOUNTAIN VALLEY, 
DATED AUGUST 26, 2013. 

 
5-1 The Commenter does not raise any issues pertaining to environmental analysis within the 

Draft EIR.  This comment is noted and no further response is required. 
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6. RESPONSES TO COMMENTS FROM HUNTINGTON BAY HOMEOWNER’S 
ASSOCIATION, DATED JULY 31, 2013. 

 
6-1 Refer to Topical Response A pertaining to traffic safety concerns within Section 2.1, Topical 

Responses. 
 
6-2 The majority of this comment provides an overview of the proposed project and 

information regarding the submittal of comments during the 45-day Draft EIR public review 
period.   

 
 As clarification, the proposed project would have a minimal impact on the divider between 

Adams Avenue and the frontage road.  As shown on Exhibit 3-4b, Proposed Geometric Plan 
(Sheet 2), of the Draft EIR, only the westerly-most portion of the divider would be affected 
by the project.  Of the approximately 1,500 linear feet of the existing divider along the 
frontage road, only approximately 235 feet would be affected by the project through a 
narrowing of the divider.  The width of the frontage road would not be affected by the 
project. 

 
 In addition, it has not been determined whether the commercial building at Beachmont 

Plaza (Comerica Bank) would require demolition as part of the project.  For the purposes of 
analysis within the Draft EIR, it is assumed that the building would be demolished to 
provide a worst-case analysis of project impacts.  However, all or a portion of this building 
may be unaffected by the project, subject to negotiation with the property owner.  In 
addition, the “Reduced Right-of-Way” Alternative analyzed as part of Section 7, Alternatives 
to the Proposed Project, identifies modifications to the project that would eliminate impacts to 
the Comerica Bank building.  This Alternative may be selected by the City as part of the 
project approval process.  

 
 Traffic safety impacts are discussed as part of Topical Response A within Section 2.1, Topical 

Responses. 
 
6-3 The Commenter does not raise any issues pertaining to environmental analysis within the 

Draft EIR.  This comment is noted and no further response is required. 
 
6-4 The impacts related to property acquisition at 20011 Lawson Lane have been adequately 

analyzed within the Draft EIR.  In addition, the “Reduced Right-of-Way” Alternative 
analyzed as part of Section 7, Alternatives to the Proposed Project identifies modifications to the 
project that would eliminate right-of-way (ROW) acquisition at this property.  This 
Alternative may be selected by the City as part of the project approval process.  

 
 The recently-constructed Chase Bank within the southwest quadrant of the intersection has 

been constructed to accommodate potential future widening of the intersection, and no 
ROW impacts to this facility would occur.  All other impacts related to ROW acquisition 
within other areas of the project site have been adequately analyzed within the Draft EIR. 

 
6-5 Refer to Topical Response B pertaining to the project’s purpose and need within Section 2.1, 

Topical Responses. 
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7. RESPONSES TO COMMENTS FROM RONALD BORGHETTI, DATED 
AUGUST 4, 2013. 

 
7-1 Refer to Topical Response B pertaining to the project’s purpose and need within Section 2.1, 

Topical Responses.  This comment does not raise any issues pertaining to environmental 
analysis within the Draft EIR and no further response is required. 

 
7-2 With implementation of the proposed project, traffic flow through the intersection of 

Brookhurst Street and Adams Avenue would improve.  Thus, alteration of traffic patterns 
(including traffic spillover onto adjacent streets) to avoid this intersection is not anticipated 
to result from the project.   

 
 Impacts related to ROW acquisition and associated effects on businesses and parking have 

been adequately analyzed within the Draft EIR.  In addition, refer to Topical Response A 
pertaining to traffic safety concerns and sidewalk replacement within Section 2.1, Topical 
Responses. 

 
7-3 Impacts related to ROW acquisition and utility relocation have been adequately analyzed 

within the Draft EIR.  The recently-constructed Chase Bank within the southwest quadrant 
of the intersection has been constructed to accommodate potential future widening of the 
intersection, and no ROW impacts to this facility would occur.   

 
7-4 This comment pertains to the intersection of Adams Avenue and Beach Boulevard.  The 

proposed project does not involve improvements to this intersection or result in impacts to 
this location.  The City’s recently updated Circulation Element does not identify a need for 
improvements at this intersection, or west along Adams Avenue, through the year 2030.   

7-5 The proposed project involves improvements at and surrounding the existing intersection of 
Brookhurst Street and Adams Avenue.  Additional improvements to the Adams Avenue 
bridge over the Santa Ana River or at Picadilly Lane are not proposed nor are they required.  
In addition, refer to Topical Response A pertaining to traffic safety concerns within Section 
2.1, Topical Responses. 

 
7-6 The Commenter does not raise any issues pertaining to environmental analysis within the 

Draft EIR.  This comment is noted and no further response is required. 
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8. RESPONSES TO COMMENTS FROM BETTY WICKERSHAM, DATED 
AUGUST 12, 2013. 

 
8-1 The project description analyzed within the Draft EIR was developed as part of the Project 

Report (Harris & Associates, March 12, 2013) that analyzed numerous design alternatives 
taking into consideration factors such as the project’s purpose and need, safety, traffic 
volumes, environmental impacts, accessibility, and ROW acquisition.  The alternative 
selected for consideration in the Draft EIR was the preferred alternative that accomplished 
the project objectives, provided for modes of travel of vehicles/bicyclists/pedestrians, and 
minimized impacts to adjacent properties to the maximum extent practicable.   

 
However, as discussed in Section 7.0, Alternatives to the Proposed Project, of the Draft EIR, an 
Alternative (“Reduced Right of Way” Alternative) was considered that avoided ROW 
acquisition at the residential property located at 20011 Lawson Lane.  Under this Alternative, 
the proposed sidewalk along the residential property at 20011 Lawson Lane would be 
reduced in width in order to eliminate the need to acquire ROW at this residential property.  
The existing block wall at 20011 Lawson Lane would remain in place.  This narrowed right-
of-way would reduce the proposed project’s 7.2-foot sidewalk to approximately 5.7 feet at 
this location.  The vehicular travel way would remain unchanged from the proposed project 
and a narrowed sidewalk segment of approximately 5.7 feet in width is acceptable under City 
standards.  This Alternative may be selected by the City as part of the project approval 
process.  Also refer to Response 10-2, below. 
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9. RESPONSES TO COMMENTS FROM PAUL AND ELISE HAUSSLER, DATED 
AUGUST 19, 2013. 

 
9-1 The proposed project would have a minimal impact on the divider between Adams Avenue 

and the frontage road in front of the Huntington Bay development.  As shown on Exhibit 3-
4b, Proposed Geometric Plan (Sheet 2) of the Draft EIR, only the westerly-most portion of the 
divider would be affected by the project.  Of the approximately 1,500 linear feet of the 
existing divider along the frontage road, only approximately 235 feet would be affected by 
the project through narrowing of the divider.  The width of the frontage road would not be 
affected by the project.  The divider and frontage road along Adams Avenue west of 
Brookhurst Street would be minimally affected by the proposed project.  A 90-foot long 
segment of this divider, between Sulton Lane and the Towne House Plaza property (Kohl’s 
Center), would be narrowed by up to four feet.   

 
 In addition, as noted within Section 5.1, Land Use and Relevant Planning, of the Draft EIR, 

impacts related to alterations to visual character as a result of the project would be less than 
significant. 

 
9-2 Refer to Topical Response A pertaining to traffic safety concerns within Section 2.1, Topical 

Responses. 
 
9-3 The Commenter identifies concerns related to noise, exhaust, dust, dirt, and fumes but does 

not provide specifics related to analysis provided within the Draft EIR.  The project’s 
impacts related to air quality, greenhouse gases, and noise have been analyzed in detail in 
accordance with CEQA within the Draft EIR.  These impacts were determined to be less 
than significant. 

 
9-4 Refer to Topical Response A pertaining to traffic safety concerns within Section 2.1, Topical 

Responses. 
 
9-5 Refer to Topical Response B pertaining to the project’s purpose and need within Section 2.1, 

Topical Responses.  The former Lamb School Site on Yorktown is approved for a Planned Unit 
Development with small lots; however, the overall density of the project is less than seven 
units per acre, which is consistent with the City’s Residential Low Density land use 
designation.  Traffic impacts associated with this project were analyzed by the City in 
Mitigated Negative Declaration No. 08-013. 

 
9-6 Refer to Topical Response B pertaining to the project’s purpose and need within Section 2.1, 

Topical Responses.   
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10. RESPONSES TO COMMENTS FROM MICHAEL NGUYEN, DATED AUGUST 
22, 2013. 

 
10-1 This comment includes concerns related to traffic safety in addition to an overview of 

improvements under the “Reduced Right-of-Way” Alternative.   Refer to Topical Response 
A pertaining to traffic safety concerns within Section 2.1, Topical Responses. 

   
10-2 Based on additional field verification performed by the City, Draft EIR page 7-6 would be 

revised in the Final EIR, as follows: 
 

 
• The proposed sidewalk along the residential property at 20011 Lawson Lane would 

be reduced in width in order to eliminate the need to acquire ROW at this residential 
property.  The existing block wall at 20011 Lawson Lane would remain in place.  
This narrowed ROW would reduce the proposed project’s 87.2-foot sidewalk to 
approximately 5.47 feet at this location; refer to Exhibit 7-1b, Reduced ROW 
Alternative, for an illustration of this location.  The vehicular travel way would remain 
unchanged from the proposed project and a narrowed sidewalk segment of 5.47 feet 
in width is acceptable under City standards. 

 
  
 Exhibit 7-1b, Reduced ROW Alternative, of the Draft EIR, would also be revised in the Final 

EIR and has been included as Attachment A of this Response to Comments document. 
 
 As noted in the Draft EIR, the sidewalk in this location under the Reduced Right-of-Way 

Alternative would be fully compliant with the Americans with Disabilities Act (ADA) 
requirements. 

  
10-3 Refer to Topical Response A pertaining to traffic safety concerns within Section 2.1, Topical 

Responses.  In addition, neither the proposed project nor the Reduced Right-of Way 
Alternative would result in a substantial change in roadway geometry at the Adams 
Avenue/Lawson Lane intersection.  The project design was developed through preparation 
of the Project Report (Harris & Associates, March 12, 2013), which considered adequate 
factors of safety for all modes of transportation.  The accident risk described within this 
comment would occur with or without the project, and the project is not anticipated to 
result in an appreciable increase in the potential for a hazard to occur. 

 
10-4 The Commenter states that according to the Draft EIR, the existing peak noise level 

measured in February 2013 at 20011 Lawson Lane was 100.4 dBA.  For clarification 
purposes, peak noise levels are a maximum absolute value of the instantaneous sound 
pressure in a specific time interval.  It should be noted that the equivalent sound level (Leq), 
or the average sound level over a given time, of the same noise measurement was 59.0 dBA, 
which is considered as “Normally Acceptable” under State of California Guidelines.  

 
 As seen in Table 5.5-9 of the Draft EIR, implementation of the proposed project would 

result in Future (2030) Noise Levels of 68.1 dBA CNEL, a 0.1 dBA CNEL increase over 
existing levels at the nearest sensitive receptor.  An increase of 0.1 dBA is not discernible 
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and impacts were found to be less than significant (see page 5.5-24 of the Draft EIR).  Also 
note that the noise levels at all other modeled receptors did not increase with existing plus 
project conditions.  

 
10-5 The Commenter refers to an earlier letter received by the City on February 28, 2013 as part 

of the Initial Study (IS)/Notice of Preparation (NOP).  The environmental concerns 
expressed within the February 28, 2013 comment letter pertain to noise, vibration, traffic 
safety, and human health.  The Draft EIR includes a detailed analysis of impacts related to 
noise, vibration, traffic safety, air quality, and greenhouse gases in accordance with CEQA.  
These impacts were determined to be less than significant.  Other comments provided 
within the February 28, 2013 IS/NOP comment letter do not pertain to environmental 
issues and do not require a response. 

 
10-6 Refer to Topical Response A pertaining to traffic safety concerns within Section 2.1, Topical 

Responses. 
 
10-7 Implementation of the proposed project would slightly decrease the distance between the 

roadway and the 20011 Lawson Lane property.  As noted above in Response 10-4, 
implementation of the proposed project would result in Future (2030) Noise Levels of 68.1 
dBA CNEL, a 0.1 dBA CNEL increase over existing levels at the nearest sensitive receptor.  
An increase of 0.1 dBA is not discernible and impacts were found to be less than significant 
(see page 5.5-24 of the Draft EIR).  Also note that the noise levels at all other modeled 
receptors did not increase with existing plus project conditions.  In addition, refer to Topical 
Response A pertaining to traffic safety concerns within Section 2.1, Topical Responses. 

 
10-8 The Commenter identifies concerns related to air pollution, dirt, and exhaust fumes but does 

not provide specifics related to analysis provided within the Draft EIR.  The project’s 
impacts related to air quality and greenhouse gases have been analyzed in detail in 
accordance with CEQA within the Draft EIR.  These impacts were determined to be less 
than significant. 

 
10-9 The Commenter identifies concerns related to project construction but does not provide 

specifics related to analysis provided within the Draft EIR.  The Draft EIR provides 
detailed, quantified analyses of temporary air quality, noise, and vibration impacts and also 
provides an analysis of potential short-term construction related traffic impacts.  These 
impacts were determined to be less than significant. 

 
10-10 The Commenter does not raise any issues pertaining to environmental analysis within the 

Draft EIR.  In the event it is determined that impacts to the 20011 Lawson Lane property 
would be required, it is not anticipated that any repairs or damages would occur beyond 
replacement of features affected by the project (i.e., the existing block wall and landscaping).  
Conditions prior to and after construction would be documented and the City and/or City’s 
contractor would be responsible for repairs caused by project construction.  The purpose of 
the Draft EIR is to analyze the project and reasonable alternatives to the project in order to 
determine the environmentally superior alternative.  Under CEQA, the Draft EIR is required 
to serve as an informational document that discloses the environmental impacts of the 
proposed project.  Any information regarding the selection of the project/alternative that 
could be implemented is beyond the scope of the EIR. 
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11. RESPONSES TO COMMENTS FROM JOHN AND LESLIE RIASANOVSKY, 
DATED AUGUST 22, 2013. 

 
11-1 Draft EIR pages 2-1 and 3-7 would be revised in the Final EIR, as follows: 
 

 
In order to provide a long-term benefit in regards to traffic and circulation at the 
intersection, the City proposes to widen the Brookhurst Street/Adams Avenue intersection 
in all directions.  As further discussed in Section 5.2, Traffic and Circulation, the Brookhurst 
Street/Adams Avenue intersection is forecast to operate at a deficient LOS (LOS F) during 
both the AM and PM peak hours according to City of Huntington Beach performance 
criteria under forecast year 2030 conditions.  However, with the proposed project 
intersection improvements, the Brookhurst Street/Adams Avenue intersection is forecast to 
operate at an acceptable LOS (LOS D or better) according to City of Huntington Beach 
performance criteria under forecast year 2030 conditions.  As such, the project is anticipated 
to result in a beneficial impact in regards to traffic and circulation in the area. 
 

 
11-2 As discussed on page 5.2-2 of the Draft EIR, the traffic analysis utilizes existing and forecast 

future year 2030 traffic volumes at the study intersection contained in the Brookhurst Street 
and Adams Avenue Intersection Improvements, CC-1377 Project Report (Project Report) (prepared by 
Harris & Associates, March 12, 2013) (included as Appendix 13.7, Project Report, of the Draft 
EIR).  Additionally, LOS results for existing conditions, forecast year 2030 without project 
conditions, and forecast year 2030 with project conditions are also from the Project Report.  As 
discussed on page 10 of Appendix 13.7 of the Draft EIR, per MOU C-6-0834, initial 
forecasts for Year 2030 travel demand data for the project area were generated using the 
regional model Orange County Transportation Analysis Model (OCTAM), developed by the 
Orange County Transportation Authority (OCTA), using the Southern California 
Association of Governments (SCAG) model as a basis for the OCTAM model.  These 
results were further refined utilizing the City’s certified subarea traffic model.  These traffic 
models consider long-range projections for growth and associated traffic on a regional basis, 
taking into account land use and development projections from various agencies and 
municipalities (including the City of Huntington Beach General Plan).   

 
The Commenter refers to the recent California Supreme Court decision in Neighbors for Smart 
Rail v. Exposition Metroline Construction Authority, et al, _Cal.4th_, 2013 WL 3970107.  While this 
case does require that EIRs identify the short- and medium-term impacts of a proposed 
project, the Court also determined that lead agencies can use future predicted conditions as 
an environmental baseline in assessing the impacts of a proposed project.  The court held 
that in order for an agency to omit the normally required existing conditions baseline analysis 
and rely solely on a predicted conditions baseline, it must first demonstrate that the existing 
conditions analysis would be uninformative or misleading.  In doing so, the court 
disapproved of the holdings in Sunnyvale West Neighborhood Assn. v. City of Sunnyvale City Council 
(2010) 190 Cal.App.4th 1351 (Sunnyvale) and the Fifth Appellate District’s decision in 
Madera Oversight Coalition, Inc. v. County of Madera (2011) 199 Cal.App.4th 48 (MOC).   
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The California Supreme Court case referenced by the Commenter is not relevant to the 
Brookhurst Street/Adams Avenue Intersection Improvements Project since the Draft EIR 
provides a detailed analysis of traffic impacts under both a “forecast existing plus project” 
scenario in addition to a “forecast year 2030 with project” scenario.  This provides the reader 
with a disclosure of impacts under both a near-term and long-term basis.  Performing an 
additional interim analysis would not disclose any new impacts not already discussed in the 
Draft EIR.  The proposed project has been designed to accommodate long-range buildout 
and growth anticipated under the City’s General Plan; thus, 2030 represents an appropriate 
forecast year for the traffic analysis.   

 
11-3 This comment pertains to the traffic analysis prepared for the Lamb School Site (Garland 

Associates, May 2012).  The fact that traffic volumes for the Lamb School Site study area 
were lower in 2012 versus 2009 can be attributed to various factors, including economic 
conditions, development trends in the project area, and circulation improvements in the 
project area, among others.  The proposed project has been designed to accommodate long-
range volumes projected by regional traffic models utilized by the City and OCTA (i.e., the 
City’s certified subarea traffic model and OCTAM, respectively).  These models are not 
based solely upon existing traffic counts or development projects; rather, they are based 
upon regional growth as a result of long-range land use projections, including the City of 
Huntington Beach General Plan.  Also refer to Topical Response B pertaining to the project’s 
purpose and need within Section 2.1, Topical Responses.   

 
11-4 The AM and PM peak hours are defined as 7:00 to 9:00 AM and 4:00 to 6:00 PM, 

respectively.  The peak hours are utilized within the traffic analysis as they represent a worst 
case analysis of the proposed project’s impacts (i.e., during the periods of the day with the 
most traffic congestion). 

 
11-5 The Commenter notes that Adams Avenue is classified as a Major Arterial Highway in the 

Orange County Master Plan of Arterial Highways (MPAH).  Project improvements along 
Adams Avenue would be limited to its intersection with Brookhurst Street and would not 
add through lanes along the roadway corridor that would alter its functional classification 
within the MPAH.  In addition, based on the City’s consultation with OCTA, additional 
through lanes at the intersection for a Major Arterial Highway are allowed. 

11-6 The proposed project could involve the acquisition of ROW that may affect one wall 
structure at 20011 Lawson Lane and could potentially involve the demolition of the 
Comerica Bank building within the northeastern quadrant of the intersection.  The Draft 
EIR also considered an Alternative (the “Reduced Right-of-Way” Alternative) that avoids 
the demolition of both of these structures through modifications to the project’s design.  As 
part of the City’s consideration of project approval, the City would consider implementation 
of the proposed project or the Reduced Right-of-Way Alternative.  The Draft EIR simply 
discloses the impacts of the proposed project and alternatives in accordance with CEQA in 
order to provide adequate information to the City’s decision makers.  The Alternatives are 
discussed in Section 2.5, Summary of Project Alternatives, and Section 7.0, Alternatives to the 
Proposed Project, of the Draft EIR (pages 2-16 and 7-1, respectively).   

 
11-7 Revision of the project’s objectives is not required.  Though the intersection currently 

operates at an acceptable LOS under City thresholds of significance, it operates at LOS D.  
According to the Transportation Review Board’s Highway Capacity Manual, LOS D is defined 
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as “approaching unstable flow (tolerable delay, occasionally wait through more than one 
signal cycle before proceeding”).  Thus, there is both existing and forecast congestion that 
the project is intended to alleviate. 

 
11-8 Pursuant to Section 15126.6 of the CEQA Guidelines, CEQA does not require analysis of 

every conceivable alternative to a project; rather, it requires analysis of a reasonable range of 
alternatives which would feasibly attain most of the project objectives but would avoid or 
substantially lessen the significant effects of the project.  Implementation of the Garfield-
Gisler Bridge would not attain the main project objectives regarding alleviating traffic 
congestion, as the project would not provide traffic improvements at the Brookhurst 
Street/Adams Avenue intersection consistent with the City’s Circulation Element (Objective 
#1) nor would it alleviate existing and forecast traffic congestion at the Brookhurst 
Street/Adams Avenue intersection and improve mobility for travelers within the City and 
surrounding areas (Objective #4).  Thus, consideration of this alternative is not required. 

 
11-9 As noted above, CEQA does not require analysis of every conceivable alternative to a 

project.  Such an alternative would only provide increased roadway capacity in a single 
direction at any time, and the configuration of additional turn lanes would not be possible.  
This alternative would likely result in its own environmental impacts, such as prohibiting 
access to various properties surrounding the intersection, removal of existing medians and 
existing landscaping, and traffic safety impacts.  Thus, the consideration of this alternative is 
not required. 

 
11-10 Signals along Adams Avenue and Brookhurst Street are currently synchronized and an 

alternative consisting of additional coordination of traffic signals would not accomplish the 
identified project objectives.  Thus, the consideration of this alternative is not required.  

 
11-11 OCTA currently provides bus service to the project area via numerous bus stops on various 

legs of the Brookhurst Street/Adams Avenue intersection.  Any improvement of the bus 
system would be the responsibility of OCTA, and the timing and effectiveness of 
improvements would be speculative in terms of any congestion relief at the existing project 
site.  Thus, the consideration of this alternative is not required. 

 
11-12 CEQA does not require the analysis of project costs and/or the potential requirement for 

compensation to other parties.  Thus, no further response is necessary. 
 
11-13 As stated within Section 5.2, Traffic and Circulation, of the Draft EIR, sidewalks would be 

restored to meet existing City and ADA requirements.  Crosswalks within the project site 
(which are limited to the Brookhurst Street/Adams Avenue intersection) would be 
maintained.  Since widening of the intersection would occur, pedestrian signal timing would 
be adjusted as necessary to meet Manual of Uniform Traffic Control Devices (MUTCD) 
recommendations to ensure adequate time for pedestrians crossing the intersection.  Impacts 
in this regard were determined to be less than significant. 

 
11-14 The Commenter refers to Section 10, Effects Found Not To Be Significant, of the Draft EIR.  

The impact analysis within this section relates to scenic vistas, scenic resources within a State 
scenic highway, and light and glare, which were all determined to be less than significant.  
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The impact analysis of the loss of landscaping is provided within Section 5.1, Land Use and 
Relevant Planning, of the Draft EIR.   

 
Although the project would result in the removal of landscaping that contributes to the 
aesthetic appeal of the vicinity, the removal of this landscaping would not represent a 
substantial degradation of the existing visual character or quality of the site and its 
surroundings.  While landscaping would be removed (primarily in the form of narrow 
landscape planters) along the Brookhurst Street and Adams Avenue frontages, landscaping 
at three of the four corners (which are most visible to travelers on the roadway) would be 
largely unaffected.  Moreover, existing landscaping within raised center medians within 
Brookhurst Street and Adams Avenue to be affected by the project would be replaced in 
accordance with City standards.  Further, the analysis of visual character impacts in this 
section is conservative since it assumes that no landscaping would be replaced as part of the 
project; rather, it is likely that the City would be able to reach agreement with one or more 
property owners to establish replacement landscaping to minimize any project impacts.  
Even in the absence of replacement landscaping, impacts related to visual character would 
be less than significant, and no mitigation is required. 

 
11-15 Impacts related to air quality are analyzed in detail within Section 5.3, Air Quality.  

Operational air quality impacts are modeled based upon existing and forecast traffic volumes 
as identified in the Traffic Impact Analysis.  Any assumption regarding the project’s ability to 
draw traffic away from other roadways in the City would be speculative and quantitative 
analysis of such a potential impact is not feasible (refer to CEQA Guidelines Section 15145). 

 
11-16 As noted on page 10-17 of the Draft EIR, the proposed project would result in a widening 

of the Brookhurst Street/Adams Avenue intersection, and would require modifications to 
existing storm water drainage infrastructure in the project area (e.g., realignment of curbs, 
gutters, inlets, catch basins, and connections to existing drainage infrastructure).  Although 
the project would result in minor increase in impervious area in comparison to existing 
conditions, the project would include bioretention sidewalk planters and vegetated swales 
such that no expansion of existing facilities would be required.  The existing stormdrain and 
catch basin system is adequately sized and would be utilized by the proposed project. 

 
11-17 The Commenter does not raise any issues pertaining to environmental analysis within the 

Draft EIR.  This comment is noted and no further response is required. 
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12. RESPONSES TO COMMENTS FROM L&M CENTER, LLC, DATED AUGUST 
26, 2013. 

 
12-1 This comment provides an introduction to the comment letter and an overview of the 

property owner’s correspondence with the City.  No response is required. 
  
12-2 The Commenter states that parcel-by-parcel information for impacts to the northeast 

quadrant are not provided in the Draft EIR.  However, Table 3-1, Right-of-Way Acquisition, of 
the Draft EIR provides information related to anticipated ROW acquisition required for the 
proposed project for each individual property, by Assessor’s Parcel Number (APN).  In the 
case of the northwest quadrant, information for APNs 153-171-01 (Kohl’s parcel) and 153-
171-02 (Wells Fargo parcel) is provided.   

 
 Although this parcel-specific information was provided in Section 3.0 of the Draft EIR, the 

analysis of land use, parking, and aesthetic impacts focuses on the northwest quadrant as a 
whole.  The northwest quadrant is unique in that the two parcels (153-171-01 and 153-171-
02) have been evaluated as an integrated site from a parking perspective since the 
construction of the Wells Fargo building.  The City’s entitlement records dating back to 1985 
confirm this and it was evaluated this way most recently with a zoning variance approved in 
2009.  The parcels function as an integrated single retail/commercial center.  While there are 
separate corporate titles for each owner, Mr. Sork is identified as representative for both and 
mail for both corporate entities is received at the same postal address.   

 
 The other three quadrants of this intersection have been developed under different 

circumstances.  The corner parcels of each quadrant are under completely separate 
ownership from the surrounding parcel and were parked as standalone parcels.  This resulted 
in the need to identify potential impacts to these individual corner parcels separate from 
their surrounding parcels. 

 
 Additionally, CEQA does not require a parcel-by-parcel analysis of project impacts; rather, it 

requires that the environmental impacts related to the project as a whole are adequately 
disclosed.  The format of the analysis of ROW and land use impacts within Section 5.1 of 
the Draft EIR, is adequate in disclosing impacts in accordance with CEQA.    

 
12-3 Refer to Response 12-2, above, for information regarding the issue a “parcel-by-parcel” 

analysis within the EIR.  The analysis of parking within Section 5.1 of the Draft EIR is two-
fold:  1) it includes an analysis of Zoning Code consistency, where the northwest quadrant 
would be consistent with Zoning Code parking requirements after project implementation; 
and 2) it also includes an analysis of parking from an operational perspective and the 
potential for a reduction in available parking to affect businesses in the retail/commercial 
center.   

 
 As discussed on page 5.1-24 of the Draft EIR, the existing northwest quadrant has 591 

parking spaces.  The proposed project would eliminate a total of 25 parking spaces (1 of 
which is associated with the Wells Fargo Bank parcel), which represents an approximately 4 
percent reduction.  This reduction would not substantially affect operations at the 
commercial center and parking would remain available for on-site employees and customers.  
In addition, the majority of parking spaces affected by the project are located along the 
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perimeter of the site, and ample parking is available within the interior of the site (closer to 
the majority of business entries).  Additionally, the northwest quadrant would remain 
consistent with parking requirements under the Zoning Code after project implementation 
(as the Code only requires 554 parking spaces and a total of 566 would remain within this 
portion of the project site after project implementation).  Thus, parking impacts would be 
less than significant on both a Zoning Code consistency and operational basis. 

 
12-4 The analysis of landscaping within Section 5.1 of the Draft EIR is two-fold:  1) it includes an 

analysis of Zoning Code consistency, wherein the City’s issuance of a variance would 
eliminate any inconsistencies created by the project, which is consistent with the variance 
that the overall center currently benefits from; and 2) it also includes an analysis of landscape 
from the perspective of changes in aesthetic character within the project area. 

 
 As noted on pages 5.1-23 and 5.1-24 of the Draft EIR, the proposed project would result in 

a loss of landscaping along the southern and eastern sides of the Northwestern Quadrant.  
The project would primarily affect a narrow three-foot planter along both Brookhurst Street 
and Adams Avenue that consist of low-lying shrubs, groundcover, and several palm trees.  
The majority of the planter at the corner of Brookhurst Street/Adams Avenue (surrounding 
Wells Fargo Bank) would remain.  While this landscaping contributes to the aesthetic appeal 
of the property, the removal of these planter areas would not result in a substantial alteration 
in the visual character of the project area.  Landscaping at the portion of the site with the 
most visibility to travelers at the corner of Brookhurst Street/Adams Avenue adjacent to 
Wells Fargo Bank (i.e., turf, mature trees, groundcover, and shrubs) would remain largely 
unaffected.  The project would not affect a landscaped area fronting Adams Avenue adjacent 
to Polly’s Pies that includes turf, groundcover, and shrubs.  Further, any existing landscaping 
within the raised center median within Adams Avenue (west of Brookhurst Street) would be 
replaced in accordance with City standards.  Although landscaping would be removed, it 
would not represent a substantial degradation of the existing visual character or quality of 
the site and its surroundings, and impacts were determined to be less than significant within 
the Draft EIR. 

 
 The City of Huntington Beach Public Works Department would be the applicant for the 

Variance required for the project and the property owner would not be responsible for the 
payment of any related fees.  The Variance would be subject to discretionary review by the 
City’s Planning Commission, and is appealable to the City Council.  Any conditions required 
as part of the Variance would be the responsibility of the City’s Public Works Department.  
In the event conditions are included as part of the Variance that require additional physical 
improvements on private property, any such improvements would be subject to agreement 
with the property owner.  In the event such an agreement between the City and property 
owner cannot be reached, the Variance would not be implemented and no improvements on 
the subject private property would occur. 
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12-5 Draft EIR page 5.1-23 would be revised in the Final EIR, as follows: 
 

 
Although the Variance would minimize impacts in this regard to a level below significance, 
the City would also implement Mitigation Measure LU-4.  This measure would require the 
City of Huntington Beach to consult with the property owner in an effort to construct a 
replacement planter.  Because the property would have a surplus of 12 parking spaces after 
project implementation, a replacement planter may be installed in areas where surplus 
parking exists.  Numerous parking spaces eastwest and southnorth of the Wells Fargo facility 
(along the frontages of Adams Avenue and Brookhurst Street, respectively) at the northwest 
corner of Brookhurst Street/Adams Avenue could potentially be removed in order to a 
landscape planter with a minimum width of 3 feet and a maximum width of 19 feet.  Parking 
could also be removed near the main entrance to the commercial center along Adams 
Avenue, where parking spaces are further from building entrances and is often blocked by 
vehicle queuing.  As another option, the City may implement a minimum three-foot wide 
planter along the proposed bus turnout on Adams Avenue and in the location of existing 
parallel stalls along Brookhurst Street. 
 

 
12-6 The Draft EIR adequately discloses parking impacts related to the project.  Information 

regarding the number of affected spaces within each parcel and at each quadrant is provided, 
and Draft EIR Exhibits 3-4a, 3-4b, and Exhibits 3-6 through 3-9 show adequate detail 
related to the location of affected spaces. 

 
12-7 At the field meeting referenced in the Comment, Mr. Sork inquired as to whether the ROW 

acquisition associated with the project would really be needed; however, the specifics 
regarding the project vehicle queuing along Brookhurst Street were not at hand.  Existing 
southbound queues currently back up beyond the Brookhurst Street driveway at peak 
periods during the day.  As traffic increases, so will the queues and the amount of time 
during the day that the queue extends beyond the Brookhurst Street driveway.  The results 
of the traffic analysis indicate that a peak hour southbound queue of approximately 450 feet 
(18 vehicles) can be anticipated in each of the three through lanes.   

  
 As noted in Response 12-3, parking impacts within the northwest quadrant would be less 

than significant, and no mitigation is required.  Mitigation Measure LU-4 has been 
incorporated into the Draft EIR to minimize impacts related to landscaping, subject to 
agreement with the property owner.  Even in absence of Mitigation Measure LU-4, impacts 
related to landscaping would be less than significant.  No additional mitigation related to 
parking or landscaping is required.  

 
12-8 As noted in Response 12-3, the existing northwest quadrant has 591 parking spaces.  The 

proposed project would eliminate a total of 25 parking spaces (1 of which is associated with 
the Wells Fargo Bank), which represents an approximately 4 percent reduction.  While 
peripheral parking at the northwest quadrant may be utilized regularly, the reduction in 
parking would not substantially affect operations at the commercial center in that parking 
would remain available in other areas for on-site employees and customers.  This area is not 
designated for employee parking as part of the site’s approved entitlement.  Additionally, the 
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northwest quadrant would remain consistent with parking requirements under the Zoning 
Code after project implementation (as the Code only requires 554 parking spaces and a total 
of 566 would remain within this portion of the project site after project implementation).   

 
12-9 The Draft EIR fully analyzes all temporary construction impacts associated with the 

proposed project.  The proposed project would require small Temporary Construction 
Easements (TCEs) within adjacent private properties during the short-term construction 
process.  Generally, it is assumed that a five-foot wide TCE would be required where the 
construction areas abut private property.  In the vast majority of TCEs, no ground 
disturbance or equipment/material laydown would occur.  In these areas, the TCEs would 
be required primarily to allow for a standing area for construction workers who would be 
working on improvements within the project site boundaries.  Slightly larger TCEs may be 
required for areas where existing driveways must be modified to accommodate the 
intersection widening improvements.  The exact width of TCEs would be refined and 
determined as part of the final design process.  None of the activities to be performed within 
TCEs associated with the project would result in changes to the impact analysis provided in 
the Draft EIR. 

 
12-10 Exhibit 3-8 of the Draft EIR clearly depicts existing and proposed ROW conditions at the 

northwest quadrant.  Further, Table 3-1, Right-of-Way Acquisition (page 3-8 of the Draft EIR), 
discusses the proposed square-footage of acquisition being proposed per Assessor’s Parcel 
Number (APN).  As depicted on Exhibit 3-8 and discussed in Table 3-1 of the Draft EIR, 
within the northwestern quadrant of the project site, APN 153-171-01 would require 
approximately 4,644 square feet of ROW acquisition and APN 153-171-02 would require 
approximately 1,212 square feet of ROW acquisition.  Construction drawings are not 
required to support conclusions within the Draft EIR; however, upon preparation of 
construction drawings, they would be subject to City review for consistency with existing 
City design standards and requirements.   

 
In addition, the Commenter refers to property that would be “taken” for the project.  It 
should be noted that no private property would be “taken” as part of the project; rather, the 
City would acquire ROW either voluntarily or according to existing State regulations that 
require fair compensation to the property owner. 

 
12-11 Refer to Responses 12-2 and 12-6, above.   
 
12-12 As discussed in Section 3.6, Construction and Phasing, of the Draft EIR, construction activities 

in the vicinity of the Wells Fargo Bank property would occur in a single phase over 
approximately six months.  Demolition is anticipated to start in May 2017 and construction 
is anticipated to end in October 2017.  However, this construction schedule is subject to 
change based on available funding.  As discussed on page 5.2-13 of the Draft EIR, the 
project would affect a total of five driveways within the northwest quadrant of the 
intersection, all associated with the commercial center.  These include the two northern-most 
driveways along Brookhurst Street and the three driveways along Adams Avenue.  Although 
individual access points to commercial centers would be temporarily affected by the project, 
a minimum of one driveway would remain open to traffic at all times.  Thus, construction of 
the proposed project would not impede site access for customers during this time.  Impacts 
in this regard were determined to be less than significant.   



 
Brookhurst Street/Adams Avenue  
Intersection Improvements Project EIR 
 
 

 
Final ● October 2013 2-56 Response to Comments 

 
12-13 Refer to Response 12-12, above. 
 
12-14 Refer to Response 12-12, above. 
 
12-15 Implementation of the proposed project would result in similar visibility of the Wells Fargo 

facility from adjacent roadways as compared to existing conditions.  As an intersection 
widening project, no new structures or facilities are proposed that could impede visibility of 
businesses or signage.  The majority of the planter at the corner of Brookhurst 
Street/Adams Avenue (surrounding Wells Fargo Bank) would remain.   

 
12-16 Refer to Response 12-4, above. 
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13. RESPONSES TO COMMENTS FROM TOWNE HOUSE PLAZA, LP, DATED 
AUGUST 26, 2013. 

 
13-1 Refer to Response 12-1. 
 
13-2 Refer to Response 12-2. 
 
13-3 Refer to Response 12-3. 
 
13-4 Refer to Response 12-4. 
 
13-5 Refer to Response 12-5. 
 
13-6 Refer to Response 12-6. 
 
13-7 Refer to Response 12-7. 
 
13-8 Refer to Response 12-8. 
 
13-9 Refer to Response 12-9. 
 
13-10 Refer to Response 12-10. 
 
13-11 Refer to Response 12-11. 
 
13-12 As discussed in Section 3.6, Construction and Phasing, of the Draft EIR, construction activities 

in the vicinity of the northwest quadrant (including the Towne House Plaza property) would 
occur in a single phase over approximately six months.  Demolition is anticipated to start in 
May 2017 and construction is anticipated to end in October 2017.  However, this 
construction schedule is subject to change based on available funding.  As discussed on page 
5.2-13 of the Draft EIR, the project would affect a total of five driveways within the 
northwest quadrant of the intersection, all associated with the commercial center.  These 
include the two northern-most driveways along Brookhurst Street and the three driveways 
along Adams Avenue.  Although individual access points to commercial centers would be 
temporarily affected by the project, a minimum of one driveway would remain open to 
traffic at all times.  Thus, construction of the proposed project would not impede site access 
for customers during this time.  Impacts in this regard were determined to be less than 
significant. 

 
13-13 Refer to Response 12-13. 
 
13-14 Refer to Response 12-14. 
 
13-15 Implementation of the proposed project would result in similar visibility of the northwest 

quadrant (including the Towne House Plaza property) facility from adjacent roadways as 
compared to existing conditions.  As an intersection widening project, no new structures or 
facilities are proposed that could impede visibility of businesses or signage. 
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13-16 Refer to Response 12-16. 
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14. RESPONSES TO COMMENTS FROM PUBLIC COMMENT MEETING, 
CONDUCTED ON JULY 31, 2013. 

 
14-1 The comment pertains to financial concerns and does not raise comments pertaining to 

analysis within the Draft EIR.  Thus, no response is required.   
 
14-2 Refer to Topical Response A pertaining to traffic safety and Topical Response B pertaining 

to the purpose and need for the proposed project. 
 
14-3 CEQA Guidelines Section 15125 states that “An EIR must include a description of the 

physical environmental conditions in the vicinity of the project, as they exist at the time the 
notice of preparation is published…from both a local and regional perspective.  This 
environmental setting will normally constitute the baseline physical conditions by which a 
lead agency determines whether an impact is significant.”  Thus, the Draft EIR is not 
required by CEQA to consider the historical traffic conditions in order to determine 
whether or not an environmental impact is present.  As required by CEQA Guidelines 
Section 15125 and further discussed in Response 11-2, the Draft EIR considered the 
project’s impacts to the existing condition (at the time of the Notice of Preparation) and the 
forecast 2030 condition.  Also refer to Response 11-2 pertaining to the methodology utilized 
for forecast 2030 traffic conditions.  Refer to Topical Response B pertaining to the purpose 
and need for the proposed project.   
 

14-4 Refer to Topical Response A pertaining to traffic safety. 
 
14-5 Refer to Responses 11-2 and 14-3.  Refer to Topical Response A pertaining to traffic safety. 

 
14-6 The Traffic Impact Analysis was completed in June 2013 and provided as Appendix 13.3, 

Traffic Analysis, of the Draft EIR.  Much of the Traffic Analysis was based upon data provided 
as part of the Project Report, which is dated March 12, 2013 (and provided as Appendix 13.7 
of the Draft EIR.  Existing conditions traffic counts used for the Traffic Analysis were 
conducted on November 20, 2007.  Counts were completed for the a.m. (7:00 a.m. – 9:00 
a.m.), midday (11:30 a.m. – 1:30 p.m.), and p.m. (4:00 p.m. – 6:00 p.m.).  Over 10,000 
vehicles were counted for the a.m. peak period, over 9,000 vehicles were counted for the 
midday period, and over 12,000 vehicles were counted for the p.m. peak period. 

 
14-7 Refer to Response 11-4 pertaining to the definition of peak hours utilized within the traffic 

analysis.   
 
14-8 As noted on page 3-7 of the Draft EIR, improvements along Adams Avenue would occur 

from approximately 1,300 feet west of Brookhurst Street and approximately 1,200 feet to the 
east.  Per page 5.2-13 of the Draft EIR, the frontage road and associated parking along the 
northern side of Adams Avenue (to the east and west of Brookhurst Street) would not be 
affected by the project.  Refer to Response 6-2 pertaining to project impacts along the 
divider between the frontage road and Adams Avenue.   

 
14-9 Refer to Response 11-4 pertaining to the definition of peak hours utilized within the traffic 

analysis.  Refer to Topical Response B pertaining to the purpose and need for the proposed 
project.   
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14-10 Refer to Topical Response B pertaining to forecast growth and the purpose and need for the 

proposed project.    
 
14-11 The Commenter does not raise any issues pertaining to environmental analysis within the 

Draft EIR.  This comment is noted and no further response is required.  Also refer to 
Topical Response B pertaining to forecast growth and the purpose and need for the 
proposed project.    

 
14-12 The Commenter does not raise any issues pertaining to environmental analysis within the 

Draft EIR.  MOU C-6-0834 among the cities of Huntington Beach, Costa Mesa, Fountain 
Valley, and OCTA was specifically developed to develop transportation improvements to 
improve regional circulation in lieu of constructing the Garfield-Gisler Bridge.  This 
comment is noted and no further response is required.   

 
14-13 Refer to Topical Response B pertaining to forecast growth and the purpose and need for the 

proposed project.  As discussed in Table 5.3-10 (page 5.3-18) of the Draft EIR, existing air 
quality emissions in the project area do not exceed SCAQMD thresholds for any criteria 
pollutants.   

 
 As indicated in Table 5.3-6 and Table 5.3-7 (pages 5.3-12 and 5.3-14) of the Draft EIR, 

short-term construction related emissions would not exceed the SCAQMD’s regional or 
localized thresholds of significance with adherence to SCAQMD Rule 403.  In addition, 
implementation of Mitigation Measure AQ-1 would reduce any impacts related to short-term 
construction related emissions to less than significant.  Per Table 5.3-10 on page 5.3-18 of 
the Draft EIR, the project’s long-term operational emissions would not exceed SCAQMD’s 
thresholds of significance for operational emissions.  Further, the short- and long-term 
cumulative emissions would be mitigated to less than significant with implementation of 
AQ-1.   The Draft EIR determined that the proposed project would have a less than 
significant air quality-related impact after implementation of the recommended mitigation 
measure.  

 
14-14 Refer to Topical Response B pertaining to the purpose and need for the proposed project.  

Refer to Response 14-13 pertaining to air quality impacts.     
 
14-15 Refer to Topical Response A pertaining to traffic safety.  Refer to Response 14-3 pertaining 

to historical growth data.   
 
14-16 Refer to Topical Response A pertaining to traffic safety. 
 
14-17 Refer to Response 11-2 regarding regional and subregional traffic models that were utilized 

as part of the traffic analysis for the proposed project.  The City of Huntington Beach would 
be responsible for consultation with affected utility providers prior to construction to 
coordinate required utility relocation and/or upsizing to minimize the need for any future 
disruption of service and traffic. 
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The recently-constructed Chase Bank within the southwest quadrant of the intersection has 
been constructed to accommodate potential future widening of the intersection, and no 
ROW impacts to this facility would occur.   

 
Page 5.6-9 of the Draft EIR discusses the potential impacts of existing soil and/or 
groundwater contamination to the proposed project.  Construction activities at the project 
site could result in the disturbance of existing on-site soil and/or groundwater 
contamination from former gas station facilities in the project area.  Prior to site disturbance, 
the City would be required to contact the Orange County Health Care Agency (HCA) in 
order to inform them that site disturbance activities will be conducted in the vicinity of 
20001 Brookhurst Street (the former Shell) and 9971 Adams Avenue (the former Chevron) 
(Mitigation Measure HAZ-1).  Site disturbance activities also have the potential to encounter 
contaminated soil and/or groundwater in the vicinity of 10001 Adams Avenue (the former 
Super-7).  In order to ensure worker safety during construction, the City would be required 
to prepare a Worker Safety Plan, approved by the Huntington Beach Fire Department, 
which would outline safety precautions that would minimize potential exposure to workers 
(HAZ-2).  Further, any activities involving potential soil contamination would be required to 
be consistent with the City Specification 431-92.  With implementation of existing City 
Specifications and recommended Mitigation Measures HAZ-1 and HAZ-2, potential 
accidental conditions during construction resulting from the existing soil/groundwater 
contamination would be reduced to less than significant levels.  The proposed project would 
not be responsible for cleanup of existing contamination associated with these off-site 
former gasoline stations, as the property owners are responsible for these cleanup activities 
which are currently being conducted. 

  
 Refer to Topical Response B pertaining to the purpose and need for the proposed project.  

Since the proposed project would provide additional capacity at the Brookhurst 
Street/Adams Avenue intersection, it would provide benefits immediately after construction 
is completed (i.e., not just 2030 and later). 

 
Refer to Response 11-8 related to the range of Alternatives analyzed within the EIR.  An 
alternative that would widen the Garfield-Gisler Bridge or Pacific Coast Highway would not 
accomplish the majority of the project objectives. 
 

14-18 Refer to Topical Response B pertaining to the purposed and need for the proposed project.   
 
14-19 Refer to Topical Response A pertaining to traffic safety. 
 
14-20 As noted on page 5.2-13 of the Draft EIR, the proposed project would not alter access 

patterns for any property adjacent to the project site, including Picadilly Lane.   
 

It is important to note that the proposed project does not represent a development project 
or land use that would be capable of generating vehicle trips that would result in 
“bottlenecks” at other locations; rather, the project would consist of intersection capacity 
enhancements intended to improve operations and alleviate traffic congestion.  Also refer to 
Topical Response B pertaining to the project’s purpose and need. 
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14-21 Refer to Topical Response B pertaining to the purpose and need for the proposed project.  
Also refer to Response 11-11 for a response pertaining to public transit. 

 
14-22 The Commenter identifies concerns related to noise, but does not provide specifics related 

to analysis provided within the Draft EIR.  The project’s impacts related to noise have been 
analyzed in detail in accordance with CEQA within the Draft EIR.  These impacts were 
determined to be less than significant. 

 
14-23 According to page 3-21 of the Draft EIR, the proposed street improvement and intersection 

project would occur in a single phase over approximately six months, with construction 
activity taking place on all four quadrants of the intersection concurrently.  Demolition is 
anticipated to start in May 2017 and construction is anticipated to end in October 2017.  
However, this construction schedule is subject to change based on available funding. 

 
14-24 Refer to Response 11-2 pertaining to the traffic analysis methodology required for the Draft 

EIR.  The timing and effectiveness of increased telecommuting would be speculative in 
terms of any congestion relief at the existing project site.  Thus, telecommuting cannot 
feasibly be considered in the traffic analysis. 
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2.1 TOPICAL RESPONSES 
 
A. TRAFFIC SAFETY 
 
The Draft EIR included a detailed analysis of traffic safety impacts that could occur upon 
completion of the project.  It is important to note that the proposed project does not represent a 
development project or land use that would be capable of generating vehicle trips that would 
increase hazards at the intersection; rather, the project would consist of intersection capacity 
enhancements intended to improve operations and alleviate traffic congestion.  In this regard, the 
proposed project would result in safety benefits since traffic congestion would be reduced.  In 
addition, many of the existing traffic safety issues noted within the Draft EIR comments are an 
existing condition that would occur with or without the project, and would likely worsen through 
2030 as congestion increases without the proposed project. 
 
As noted in Section 5.2, Traffic and Circulation, of the Draft EIR, the proposed project would not alter 
access patterns to properties adjacent to the project site.  Access to all residential areas (including 
Picadilly Lane at the Huntington Bay community and Lawson Lane) would remain open at all times.  
The frontage roads along the northern side of Adams Avenue (to the east and west of Brookhurst 
Street) would not be affected by the project. 
 
Sidewalks would be restored to meet existing City and Americans with Disabilities Act (ADA) 
requirements.  Crosswalks within the project site (which are limited to the Brookhurst Street/Adams 
Avenue intersection) would be maintained.  Since widening of the intersection would occur, 
pedestrian signal timing would be adjusted as necessary to meet Manual of Uniform Traffic Control 
Devices (MUTCD) recommendations to ensure adequate time for pedestrians crossing the 
intersection. 
 
Bicycle travel within and immediately surrounding the project site would not be affected during 
long-term operations.  Currently, there are no striped bicycle lanes along Brookhurst Street or 
Adams Avenue.  The proposed project would not alter travel patterns for bicyclists. 
 
The project would implement intersection widening improvements that would reduce existing and 
anticipated future congestion at the Brookhurst Street/Adams Avenue intersection, and improve the 
efficiency of traffic flow within the project area.  The proposed project would not contribute to any 
hazards in the project area related to vehicle queuing, including Ranger Lane (located approximately 
400 feet east of the project site).  There are no identified capacity deficiencies at the Adams 
Avenue/Ranger Lane intersection under both existing and forecast conditions.  It is anticipated that 
the increased capacity created by the project would result in beneficial impacts related to vehicle 
queuing, within and surrounding the project site. 
 
The project would not result in increased hazards for ingress/egress at the Huntington Bay 
community or for residents on Lawson Lane.  The access points to Huntington Bay/Lawson Lane 
would not be affected during construction or operations.  In addition, while it can be difficult for 
motorists to identify an acceptable gap in traffic when attempting a left turn movement onto Adams 
Avenue, this condition would occur with our without the project.  The project would result in 
beneficial impacts related to intersection operation and would not exacerbate this condition. 
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As discussed in the Draft EIR, the Brookhurst Street/Adams Avenue intersection is forecast to 
operate at a deficient LOS (LOS E or worse) during both the AM and PM peak hours according to 
City of Huntington Beach performance criteria.  However, with the proposed project intersection 
improvements, the Brookhurst Street/Adams Avenue intersection is forecast to operate at an 
acceptable LOS (LOS D or better) according to City of Huntington Beach performance criteria.  As 
such, the project is anticipated to result in a beneficial impact in regards to intersection operation 
under the forecast year 2030 scenario.  Emergency access and response would also be improved 
since congestion would be reduced with widening of the intersection.  Therefore, implementation of 
the proposed project would not result in hazardous conditions or have adverse effects on emergency 
response.  As noted within the Draft EIR, impacts in regards to traffic safety would be less than 
significant. 
 
In addition, numerous comments refer to the high potential for traffic hazards and accidents at the 
Brookhurst Street/Adams Avenue intersection.  For perspective, in the year 2012, 40 intersections 
within the City were documented with a minimum of 4 accidents.   Of these 40 intersections, the 
intersection of Brookhurst Street and Adams Avenue had the 22nd highest accident rate and 28th 
highest injury accident rate.  When looking purely at the number of accidents, this intersection is 
ranked 11th (with 10 accidents) compared to the highest intersection, Beach Boulevard and Ellis 
Avenue (with 23 accidents).  As discussed in the Draft EIR, this traffic safety concern is an existing 
condition.  As traffic volumes increase in the area through 2030, these traffic safety concerns are 
anticipated to increase.  Implementation of the proposed project would result in an improvement to 
the traffic flow and queuing at this intersection, which would also indirectly increase safety 
operations at this intersection as well.   
 
B.  PROJECT PURPOSE AND NEED 

 
Several comments received during the Draft EIR comment period state that the project is unneeded 
and that current traffic volumes do not require improvements to the intersection.  It should be 
noted that the project’s intersection capacity improvements have not been designed specifically for 
existing traffic conditions; rather, the project design is based upon traffic conditions projected to 
occur as long-range growth and buildout of the City’s General Plan continues to occur through 
2030.  While the intersection currently operates at an acceptable LOS (LOS D) according to the 
City’s thresholds of significance, it is forecast to operate at LOS F in 2030 without implementation 
of the project.  According to the Transportation Review Board’s Highway Capacity Manual, LOS D is 
defined as “approaching unstable flow (tolerable delay, occasionally wait through more than one 
signal cycle before proceeding”).  LOS F is defined as “forced flow (jammed).”  As such, the project 
is needed to alleviate existing and forecast congestion at the Brookhurst Street/Adams Avenue 
intersection. 
 
Based on the demonstrated need for the project described immediately above, page 3-8 of the Draft 
EIR includes the project’s objectives, which provide the underlying purpose of the project.  The 
project objectives are as follows: 
 

1. Provide traffic improvements at the Brookhurst Street/Adams Avenue intersection 
consistent with the City’s Circulation Element to alleviate the deficient forecast year 2030 
without project condition (Level of Service [LOS] F) to an acceptable LOS (LOS D) under 
the forecast year 2030 with project condition. 
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2. Carry forward the City of Huntington Beach’s responsibilities for the Brookhurst 
Street/Adams Avenue intersection under the MOU C-6-0834 Among Cities of Costa Mesa, 
Fountain Valley and Huntington Beach and the Orange County Transportation Authority Regarding 
Agency Responsibilities for Implementing the Consensus Recommendation for the Garfield-Gisler Bridge 
Crossing over the Santa Ana River. 
 

3. Carry out proposed improvements that incorporate a design and construction methodology 
that minimize impacts to surrounding residents and businesses. 

 
4. Alleviate existing and forecast traffic congestion at the Brookhurst Street/Adams Avenue 

intersection and improve mobility for travelers within the City and surrounding areas. 
 
Several comments received on the Draft EIR also refer to the need for the project under MOU C-6-
0834 among the cities of Huntington Beach, Costa Mesa, Fountain Valley, and OCTA.  The MOU 
was specifically developed to develop transportation improvements to improve regional circulation 
in lieu of constructing the Garfield-Gisler Bridge.  While the MOU is one of the stated project 
objectives in the Draft EIR, it is not the primary reason the City proposes the project.  Rather, the 
City recognizes the existing and projected congestion that is forecast to occur through 2030 at the 
Brookhurst Street/Adams Avenue intersection.  The City is responsible for maintaining efficient 
circulation on roadways within its jurisdiction and the proposed improvements have been identified 
within the City’s General Plan Circulation Element. 
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ATTACHMENT A 
REVISED EXHIBIT 7-1B OF THE DRAFT EIR 

REDUCED RIGHT-OF-WAY ALTERNATIVE 



ENVIRONMENTAL IMPACT REPORT
BROOKHURST STREET/ADAMS AVENUE INTERSECTION IMPROVEMENTS

Exhibit 7-1b

Reduced ROW Alternative
NOT TO SCALE

09/13 • JN 10-107799 (130100)

Source:  City of Huntington Beach, September 2013.
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3.0  ERRATA 
 
Changes to the Draft Environmental Impact Report (Draft EIR) are noted below.  A double-
underline indicates additions to the text; strikeout indicates deletions to the text.  Changes have been 
analyzed and responded to in Section 2.0, Response to Comments, of the Final EIR.  The changes to the 
Draft EIR do not affect the overall conclusions of the environmental document.  Changes are listed 
by page and, where appropriate, by paragraph. 
 
NOTE TO REVIEWER: 
 
These errata address the technical comments on the Draft EIR, which circulated from July 12, 2013 
through August 26, 2013.  These clarifications and modifications are not considered to result in any 
new or substantially greater significant impacts as compared to those identified in the Draft EIR.  
Any changes referenced to mitigation measures contained in the Draft EIR text also apply to Section 
2.0, Executive Summary and Section 8.0, Inventory of Mitigation Measures, of the Draft EIR.  All 
mitigation measure modifications have been reflected in Section 4.0, Mitigation Monitoring and 
Reporting Program, of the Final EIR.   
 
SECTION 2.0 EXECUTIVE SUMMARY 
 
Page 2-1, 3rd Paragraph 
 
In order to provide a long-term benefit in regards to traffic and circulation at the intersection, the 
City proposes to widen the Brookhurst Street/Adams Avenue intersection in all directions.  As 
further discussed in Section 5.2, Traffic and Circulation, the Brookhurst Street/Adams Avenue 
intersection is forecast to operate at a deficient LOS (LOS F) during both the AM and PM peak 
hours according to City of Huntington Beach performance criteria under forecast year 2030 
conditions.  However, with the proposed project intersection improvements, the Brookhurst 
Street/Adams Avenue intersection is forecast to operate at an acceptable LOS (LOS D or better) 
according to City of Huntington Beach performance criteria under forecast year 2030 conditions.  
As such, the project is anticipated to result in a beneficial impact in regards to traffic and circulation 
in the area. 
 
SECTION 3.0 PROJECT DESCRIPTION 
 
Page 3-7, 2nd Paragraph 
 
In order to provide a long-term benefit in regards to traffic and circulation at the intersection, the 
City proposes to widen the Brookhurst Street/Adams Avenue intersection in all directions.  As 
further discussed in Section 5.2, Traffic and Circulation, the Brookhurst Street/Adams Avenue 
intersection is forecast to operate at a deficient LOS (LOS F) during both the AM and PM peak 
hours according to City of Huntington Beach performance criteria under forecast year 2030 
conditions.  However, with the proposed project intersection improvements, the Brookhurst 
Street/Adams Avenue intersection is forecast to operate at an acceptable LOS (LOS D or better) 
according to City of Huntington Beach performance criteria under forecast year 2030 conditions.  
As such, the project is anticipated to result in a beneficial impact in regards to traffic and circulation 
in the area. 
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Page 3-8, Table 3-1 
 

Table 3-1 
Right-of-Way Acquisition 

 

Land Use 
Assessor 

Parcel 
Number 

Existing 
Lot Area 
(square 

feet) 

ROW 
Acquisition 

(square 
feet) 

Proposed 
Lot Area 
(square 

feet) 

Landscaping 
Removed 

(square feet) 

Parking 
Spaces 

Removed 

Northeast Quadrant 

Retail/Commercial Center 

155-051-13 16,525 1,350 15,175 1,318 0 
155-051-11 22,357 2,521 19,836 1,677 0 
155-051-07 98,955 2,245 96,710 788 0 
155-051-12 16,873 432 16,441 373 0 

Northwest Quadrant 

Retail/Commercial Center 
153-171-01 425,905 4,644 421,261 2,215 3124 
153-171-02 22,329 1,212 21,117 1,230 1 

Southeast Quadrant 

Retail/Commercial Center 
155-181-04 67,941 6,223 61,718 1,156 39 
155-181-28 570,860 9,828 561,032 5,927 23 

Residential 155-162-01 8,207 143 7,127 60 0 
Southwest Quadrant 

Retail/Commercial Center 
151-461-28 509,292 1,307 507,985 1,767 18 
151-461-30 24,972 1,325 23,665 455 0 

TOTAL 1,784,216 31,230 1,752,986 16,956 112105 
 
 
SECTION 5.1 LAND USE AND RELEVANT PLANNING 
 
Page 5.1-23, 4th Paragraph 
 
Although the Variance would minimize impacts in this regard to a level below significance, the City 
would also implement Mitigation Measure LU-4.  This measure would require the City of 
Huntington Beach to consult with the property owner in an effort to construct a replacement 
planter.  Because the property would have a surplus of 12 parking spaces after project 
implementation, a replacement planter may be installed in areas where surplus parking exists.  
Numerous parking spaces eastwest and southnorth of the Wells Fargo facility (along the frontages 
of Adams Avenue and Brookhurst Street, respectively) at the northwest corner of Brookhurst 
Street/Adams Avenue could potentially be removed in order to a landscape planter with a minimum 
width of 3 feet and a maximum width of 19 feet.  Parking could also be removed near the main 
entrance to the commercial center along Adams Avenue, where parking spaces are further from 
building entrances and is often blocked by vehicle queuing.  As another option, the City may 
implement a minimum three-foot wide planter along the proposed bus turnout on Adams Avenue 
and in the location of existing parallel stalls along Brookhurst Street. 
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SECTION 5.2  TRAFFIC AND CIRCULATION 
 
Page 5.2-12, Mitigation Measure TR-1 
 
TR-1 Prior to commencement of any construction activities, the City of Huntington Beach 

shall prepare a Traffic Management Plan (TMP) to address temporary safety and traffic 
concerns at and surrounding the Brookhurst Street/Adams Avenue intersection.  At a 
minimum, the TMP shall include plans clearly denoting any proposed lane closures, 
proposed vehicle/bicyclist/pedestrian rerouting plans, and a traffic signage plan to 
ensure adequate circulation during the short-term construction process.  The TMP shall 
be subject to review and approval by the City of Huntington Beach City Engineer.  In 
addition, road/lane closure notification shall be provided to the Huntington Beach Fire 
Department and Police Department.  The City of Huntington Beach shall also consult 
with the California Department of Transportation (Caltrans) prior to construction to 
coordinate the proposed project with any Caltrans construction activities on Interstate 
405. 

 
SECTION 7.0 ALTERNATIVES TO THE PROPOSED PROJECT  
 
Page 7-6 
 

 The proposed sidewalk along the residential property at 20011 Lawson Lane would be 
reduced in width in order to eliminate the need to acquire ROW at this residential property.  
The existing block wall at 20011 Lawson Lane would remain in place.  This narrowed ROW 
would reduce the proposed project’s 87.2-foot sidewalk to approximately 5.47 feet at this 
location; refer to Exhibit 7-1b, Reduced ROW Alternative, for an illustration of this location.  
The vehicular travel way would remain unchanged from the proposed project and a 
narrowed sidewalk segment of 5.47 feet in width is acceptable under City standards. 

 
Exhibit 7-1b, Reduced ROW Alternative 
 
Note that Exhibit 7-1b has been revised as shown within Attachment A of the Responses to 
Comments. 
 



   
   
 
 
 
 
 
   
   
   
   

4.0  Mitigation Monitoring and Reporting Program 
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4.0 MITIGATION MONITORING  
AND REPORTING PROGRAM 

 
The California Environmental Quality Act (CEQA) requires that when a public agency completes an 
environmental document which includes measures to mitigate or avoid significant environmental 
effects, the public agency must adopt a reporting or monitoring program.  This requirement ensures 
that environmental impacts found to be significant will be mitigated.  The reporting or monitoring 
program must be designed to ensure compliance during project implementation (Public Resources 
Code Section 21081.6). 
 
In compliance with Public Resources Code Section 21081.6, Table 1, Mitigation Monitoring and 
Reporting Checklist, has been prepared for the Brookhurst Street/Adams Avenue Intersection 
Improvements Project (the project).  This Mitigation Monitoring and Reporting Checklist is 
intended to provide verification that all applicable mitigation measures relative to significant 
environmental impacts are monitored and reported.  Monitoring will include: 1) verification that 
each mitigation measure has been implemented; 2) recordation of the actions taken to implement 
each mitigation; and 3) retention of records in the Brookhurst Street/Adams Avenue Intersection 
Improvements Project file. 
 
This Mitigation Monitoring and Reporting Program delineates responsibilities for monitoring the 
project, but also allows the City flexibility and discretion in determining how best to monitor 
implementation.  Monitoring procedures will vary according to the type of mitigation measure.  
Adequate monitoring consists of demonstrating that monitoring procedures took place and that 
mitigation measures were implemented.  This includes the review of all monitoring reports, 
enforcement actions, and document disposition, unless otherwise noted in the Mitigation 
Monitoring and Reporting Checklist (Table 1).  If an adopted mitigation measure is not being 
properly implemented, the designated monitoring personnel shall require corrective actions to 
ensure adequate implementation.   
 
Reporting consists of establishing a record that a mitigation measure is being implemented, and 
generally involves the following steps: 

 
§ The City distributes reporting forms to the appropriate entities for verification of 

compliance. 
 

§ Departments/agencies with reporting responsibilities will review the EIR, which provides 
general background information on the reasons for including specified mitigation measures. 
 

§ Problems or exceptions to compliance will be addressed to the City as appropriate. 
 

§ Periodic meetings may be held during project implementation to report on compliance of 
mitigation measures. 
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§ Responsible parties provide the City with verification that monitoring has been conducted 
and ensure, as applicable, that mitigation measures have been implemented.  Monitoring 
compliance may be documented through existing review and approval programs such as 
field inspection reports and plan review. 
 

§ The City prepares a reporting form periodically during the construction phase and an annual 
report summarizing all project mitigation monitoring efforts. 
 

§ Appropriate mitigation measures will be included in construction documents and/or 
conditions of permits/approvals. 

 
Minor changes to the Mitigation Monitoring and Reporting Program, if required, would be made in 
accordance with CEQA and would be permitted after further review and approval by the City.  No 
change will be permitted unless the Mitigation Monitoring and Reporting Program continues to 
satisfy the requirements of Public Resources Code Section 21081.6. 
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Table 1 
MITIGATION MONITORING AND REPORTING CHECKLIST 

 
Mitigation 
Number Mitigation Measure Implementation 

Responsibility 
Implementation 

Timing 
Monitoring 

Responsibility 
Monitoring 

Timing 

VERIFICATION OF 
COMPLIANCE 

Signature Date 
LAND USE       

LU-1 Prior to final plan approval for the 
proposed project, the City of Huntington 
Beach shall consult with the property 
owner of the Stater Brothers property in 
an effort to reconstruct as many landscape 
planters along Brookhurst Street and 
Adams Avenue as possible or feasible (as 
determined by the City of Huntington 
Beach Planning and Building Director, in 
consultation with the property owner).  

City of 
Huntington 

Beach  Planning 
and Building 

Director  
and  

City of 
Huntington 

Beach Public 
Works Director 

Prior to Final Plan 
Approval 

City of 
Huntington 

Beach  
Planning and 

Building 
Director 

Prior to Final 
Plan Approval/ 

During 
Consultation 
with Property 

Owner 

  

LU-2 Prior to final plan approval for the 
proposed project, the City of Huntington 
Beach shall consult with the property 
owner of the US Bank property in an 
effort to eliminate or minimize incidences 
of non-compliance with the Zoning Code 
in regards to landscape planter width, 
percentage of on-site landscaping, and 
parking stalls.  The following options may 
be considered by the City and the 
property owner: 
 

• The City shall reconstruct as many 
landscape planters along 
Brookhurst Street and Adams 
Avenue as possible or feasible (as 
determined by the City of 
Huntington Beach Planning and 
Building Director, in consultation 
with the property owner).  It is 
noted that a maximum nine-foot 
wide landscape planter could be 
accommodated along Adams 

City of 
Huntington 

Beach  Planning 
and Building 

Director  
and  

City of 
Huntington 

Beach Public 
Works Director 

Prior to Final Plan 
Approval 

City of 
Huntington 

Beach  
Planning and 

Building 
Director 

Prior to Final 
Plan Approval/ 

During 
Consultation 
with Property 

Owner 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility 
Implementation 

Timing 
Monitoring 

Responsibility 
Monitoring 

Timing 

VERIFICATION OF 
COMPLIANCE 

Signature Date 
Avenue; however, a Variance for 
one foot of landscaping would 
still be required; 

 
• The City shall reduce the amount 

of building square footage (by 
potentially demolishing the 
former Goodyear building which 
may accommodate additional 
parking) in order to provide the 
minimum parking stalls required 
by the Zoning Code; and 

 
• Pursue a reciprocal parking 

agreement that may be established 
between the Stater Brothers 
property and the US Bank 
property, which may support a 
parking Variance request. 

LU-3 Prior to final plan approval for the 
proposed project, the City of Huntington 
Beach shall consult with the property 
owner of the Target property in an effort 
to eliminate or minimize incidences of 
non-compliance with the Zoning Code in 
regards to landscape planter width.  The 
City may issue a Variance for the number 
of parking spaces provided and provide a 
10-foot wide replacement landscape 
planter along Adams Avenue. 

City of 
Huntington 

Beach  Planning 
and Building 

Director 
and  

City of 
Huntington 

Beach Public 
Works Director 

Prior to Final Plan 
Approval 

City of 
Huntington 

Beach  
Planning and 

Building 
Director 

Prior to Final 
Plan Approval/ 

During 
Consultation 
with Property 

Owner 

  

LU-4 Prior to final plan approval for the 
proposed project, the City of Huntington 
Beach shall consult with the property 
owner of the Kohl’s property in an effort 
to eliminate or minimize incidences of 
non-compliance with the Zoning Code in 
regards to landscape planter width and 
percentage of on-site landscaping.  As 

City of 
Huntington 

Beach  Planning 
and Building 

Director 
and  

City of 
Huntington 

Prior to Final Plan 
Approval 

City of 
Huntington 

Beach  
Planning and 

Building 
Director 

Prior to Final 
Plan Approval/ 

During 
Consultation 
with Property 

Owner 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility 
Implementation 

Timing 
Monitoring 

Responsibility 
Monitoring 

Timing 

VERIFICATION OF 
COMPLIANCE 

Signature Date 
determined by the Planning and Building 
Director and property owner, the City 
may remove surplus parking stalls in an 
effort to regain some of the landscaping 
area that would be removed by the 
project, thereby potentially eliminating the 
need for a Variance for landscape planter 
width and on-site landscaping (depending 
on the size of the planters).   

Beach Public 
Works Director 

LU-5 Prior to final plan approval for the 
proposed project, the City of Huntington 
Beach shall consult with the property 
owner of the Ralph’s property in an effort 
to eliminate or minimize incidences of 
non-compliance with the Zoning Code in 
regards to landscape planter width.  The 
following options may be considered by 
the City and the property owner: 
 

• The City may construct a new 
landscape planter at the Building 
E location (assumed to be 
demolished as part of the project) 
with a minimum width of eight 
feet; and 

 
• To avoid a Variance to the 

reduction in the required 
landscape planter width for areas 
between Building E and 
Starbucks, the City may remove 
14 parking stalls in order to 
construct a 10-foot wide 
landscape planter to be compliant 
with the minimum Zoning Code 
requirements.  However, the 
following shall be considered 
under this option: 

City of 
Huntington 

Beach  Planning 
and Building 

Director 
and  

City of 
Huntington 

Beach Public 
Works Director 

Prior to Final Plan 
Approval 

City of 
Huntington 

Beach  
Planning and 

Building 
Director 

Prior to Final 
Plan Approval/ 

During 
Consultation 
with Property 

Owner 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility 
Implementation 

Timing 
Monitoring 

Responsibility 
Monitoring 

Timing 

VERIFICATION OF 
COMPLIANCE 

Signature Date 
- Assuming Building E square 

footage is replaced 
somewhere on the Ralph’s 
property site (e.g., as a second 
level, as there is no room to 
replace it in its entirety at 
grade level without impact 
parking), a Variance for 11 
parking spaces would be 
required because the Ralph’s 
property was approved with a 
surplus of three parking 
spaces; 

 
- Under the scenario that 

Building E is demolished and 
not replaced, demand for 
parking would be reduced by 
45.9 spaces.  Thus, the net 
surplus after removal of 14 
spaces is 31.9 spaces.  This 
would allow the Ralph’s 
property to re-tenant 
remaining square footage 
with uses that require more 
parking, such as restaurants; 
and 

 
- Under the scenario that 

Building E is rebuilt in the 
same approximate location, 
replacement square footage 
of up to 6,380 retail square 
feet would be allowed with 
the remaining 31.9 parking 
space capacity.  This building 
size would fit between the 
existing row of parking to the 
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Mitigation 
Number Mitigation Measure Implementation 

Responsibility 
Implementation 

Timing 
Monitoring 

Responsibility 
Monitoring 

Timing 

VERIFICATION OF 
COMPLIANCE 

Signature Date 
north and the new right-of-
way and an eight-foot wide 
landscape planter. 

TRAFFIC AND CIRCULATION    
TR-1 Prior to commencement of any 

construction activities, the City of 
Huntington Beach shall prepare a Traffic 
Management Plan (TMP) to address 
temporary safety and traffic concerns at 
and surrounding the Brookhurst 
Street/Adams Avenue intersection.  At a 
minimum, the TMP shall include plans 
clearly denoting any proposed lane 
closures, proposed vehicle/bicyclist/ 
pedestrian rerouting plans, and a traffic 
signage plan to ensure adequate 
circulation during the short-term 
construction process.  The TMP shall be 
subject to review and approval by the City 
of Huntington Beach City Engineer.  In 
addition, road/lane closure notification 
shall be provided to the Huntington 
Beach Fire Department and Police 
Department.  The City of Huntington 
Beach shall also consult with the 
California Department of Transportation 
(Caltrans) prior to construction to 
coordinate the proposed project with any 
Caltrans construction activities on 
Interstate 405. 

City of 
Huntington 
Beach City 
Engineer/ 

Construction 
Contractor 

Prior to 
Commencement 

of Any 
Construction 

Activities/During 
Construction  

City of 
Huntington 
Beach City 
Engineer 

Prior to 
Commence-
ment of Any 
Construction 
Activities/ 

During 
Construction 

  

AIR QUALITY 
AQ-1 Prior to issuance of any Grading Permit, 

the City Engineer shall confirm that the 
Grading Plan and specifications stipulate 
that, in compliance with SCAQMD Rule 
403, excessive fugitive dust emissions shall 
be controlled by regular watering or other 
dust prevention measures, as specified in 

City of 
Huntington 
Beach City 
Engineer/ 

Construction 
Contractor 

Prior to Issuance 
of Any Grading 
Permit/During 
Construction 

City of 
Huntington 
Beach City 
Engineer 

Prior to 
Issuance of 

Any Grading 
Permit/During 
Construction 
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the SCAQMD’s Rules and Regulations.  
In addition, SCAQMD Rule 402 requires 
implementation of dust suppression 
techniques to prevent fugitive dust from 
creating a nuisance off-site.  
Implementation of the following 
measures would reduce short-term 
fugitive dust impacts on nearby sensitive 
receptors: 
 

• All active portions of the 
construction site shall be watered 
every three hours during daily 
construction activities and when 
dust is observed migrating from 
the project site to prevent 
excessive amounts of dust;  

 
• Pave or apply water every three 

hours during daily construction 
activities or apply non-toxic soil 
stabilizers on all unpaved access 
roads, parking areas, and staging 
areas.  More frequent watering 
shall occur if dust is observed 
migrating from the site during site 
disturbance;   

 
• Any on-site stockpiles of debris, 

dirt, or other dusty material shall 
be enclosed, covered, or watered 
twice daily, or non-toxic soil 
binders shall be applied; 

 
• All grading and excavation 

operations shall be suspended 
when wind speeds exceed 25 miles 
per hour; 
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• Disturbed areas shall be replaced 

with ground cover or paved 
immediately after construction is 
completed in the affected area; 

 
• Track-out devices such as gravel 

bed track-out aprons (3 inches 
deep, 25 feet long, 12 feet wide 
per lane and edged by rock berm 
or row of stakes) shall be installed 
to reduce mud/dirt trackout from 
unpaved truck exit routes.  
Alternatively a wheel washer shall 
be used at truck exit routes;  

 
• On-site vehicle speed shall be 

limited to 15 miles per hour; 
 
• All material transported off-site 

shall be either sufficiently watered 
or securely covered to prevent 
excessive amounts of dust prior to 
departing the job site; and 

 
• Reroute construction trucks away 

from congested streets or 
sensitive receptor areas. 

NOISE 
N-1 Prior to issuance of any Grading Permit, 

the City Engineer shall confirm that the 
project contractor provides evidence 
acceptable to demonstrate that the project 
complies with the following: 
 

• Construction contracts specify 
that all construction equipment, 
fixed or mobile, shall be equipped 
with properly operating and 

City of 
Huntington 
Beach City 
Engineer/ 

Construction 
Contractor 

Prior to Issuance 
of Any Grading 
Permit/During 
Construction 

City of 
Huntington 
Beach City 
Engineer 

Prior to 
Issuance of 

Any Grading 
Permit/During 
Construction 
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maintained mufflers and other 
state required noise attenuation 
devices. 

 
• Property owners and occupants 

located within 100 feet of the 
project boundary shall be sent a 
notice, at least 15 days prior to 
commencement of construction 
of each phase, regarding the 
construction schedule of the 
proposed project.  A sign, legible 
at a distance of 50 feet shall also 
be posted at the project 
construction site.  All notices and 
signs shall be reviewed and 
approved by the City Engineer, 
prior to mailing or posting and 
shall indicate the dates and 
duration of construction activities, 
as well as provide a contact name 
and a telephone number where 
residents can inquire about the 
construction process and register 
complaints. 

 
• If impact equipment (e.g., jack 

hammers, pavement breakers, and 
rock drills) is used during project 
construction, hydraulically or 
electric-powered equipment shall 
be used wherever feasible to avoid 
the noise associated with 
compressed-air exhaust from 
pneumatically powered tools.  
However, where use of 
pneumatically powered tools is 
unavoidable, an exhaust muffler 
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on the compressed-air exhaust 
shall be used (a muffler can lower 
noise levels from the exhaust by 
up to about 10 dBA). 

 
• Construction haul routes shall be 

designed to avoid noise sensitive 
uses (e.g., residences, convalescent 
homes, etc.), to the extent 
feasible. 

 
• During construction, stationary 

construction equipment shall be 
placed such that emitted noise is 
directed away from sensitive noise 
receivers. 

 
• Construction activities shall not 

take place outside of the allowable 
hours specified by the City’s 
Municipal Code Section 
8.40.090(d) (7:00 AM and 8:00 
PM) on weekdays and Saturdays. 

HAZARDS AND HAZARDOUS MATERIALS 
HAZ-1 Prior to site disturbance, the City shall 

contact the Orange County Health Care 
Agency in order to inform the Agency 
that site disturbance activities will be 
conducted in the vicinity of 20001 
Brookhurst Street (the former Shell 
Station), and 9971 Adams Avenue (the 
former Chevron Station).  The City shall 
also coordinate with the Orange County 
Health Care Agency in order to confirm 
the exact locations of on-site wells prior 
to site disturbance.   

City of 
Huntington 
Beach City 
Engineer 

Prior to Site 
Disturbance 

City of 
Huntington 
Beach City 
Engineer 

Prior to Site 
Disturbance/ 

Review of 
Project Plans 

  

HAZ-2 Prior to issuance of a grading permit, the 
City shall submit a Worker Safety Plan for 

City of 
Huntington 

Prior to Issuance 
of a Grading 

City of 
Huntington 

Prior to 
Issuance of a 
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site disturbance/construction activities, in 
consultation with California Division of 
Occupational Safety and Health 
(Cal/OSHA) and the Huntington Beach 
Fire Department.  The Worker Safety 
Plan shall include safety precautions (e.g., 
personal protective equipment or other 
precautions to be taken to minimize 
exposure to hazardous materials) to be 
taken by personnel when encountering 
potential hazardous materials, including 
potential contaminated soil/groundwater. 

Beach City 
Engineer/ 

Construction 
Contractor 

Permit Beach Fire 
Department/ 

City of 
Huntington 
Beach City 
Engineer 

Grading 
Permit/During 
Construction 

HAZ-3 If paint is separated from building 
materials (chemically or physically) during 
demolition of the block wall structure at 
20011 Lawson Lane, the paint waste shall 
be evaluated independently from the 
building material by a qualified 
Environmental Professional.  If lead-
based paint is found, abatement shall be 
completed by a qualified Lead Specialist 
prior to any activities that would create 
lead dust or fume hazard.  Lead-based 
paint removal and disposal shall be 
performed in accordance with California 
Code of Regulation Title 8, Section 
1532.1, which specifies exposure limits, 
exposure monitoring and respiratory 
protection, and mandates good worker 
practices by workers exposed to lead.  
Contractors performing lead-based paint 
removal shall provide evidence of 
abatement activities to the City Engineer. 

City of 
Huntington 
Beach City 
Engineer/ 

Construction 
Contractor 

If Paint is 
Separated from 

Building Materials 
During Demolition 

of Block Wall at 
20011 Lawson 

Lane  

City of 
Huntington 
Beach City 
Engineer 

During 
Demolition of 
Block Wall at 
20011 Lawson 

Lane 

  

HAZ-4 Should construction activities result in the 
disturbance of traffic striping materials, 
the generated wasted shall be disposed of 
at an appropriate, permitted disposal 
facility as determined by a lead specialist. 

City of 
Huntington 
Beach City 
Engineer/ 

 

During 
Construction 
Activities that 

Disturb Traffic 
Striping Materials 

City of 
Huntington 
Beach City 
Engineer 

During 
Construction 
Activities that 

Disturb Traffic 
Striping 
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Construction 
Contractor 

Materials 

HAZ-5 Prior to site disturbance, the contractor 
shall contact Dig Alert (Underground 
Service Alert of Southern California) in 
order to confirm the location of the 
existing petroleum pipelines, if any.  If 
present, the contractor shall coordinate 
with the owner(s) of the existing 
petroleum pipelines in order to ensure 
that a rupture during disturbance activities 
does not occur.   

Construction 
Contractor 

Prior to Site 
Disturbance 

City of 
Huntington 
Beach City 
Engineer 

Prior to Site 
Disturbance/ 

Review of 
Project Plans  

  

HAZ-6 Any transformer to be relocated/removed 
during site construction/demolition shall 
be conducted under the purview of the 
local electricity provider to identify 
proper-handling procedures regarding 
PCBs. 

Construction 
Contractor 

Prior to and 
During the 

Relocation of Any 
Electrical 

Transformer 

City of 
Huntington 
Beach City 
Engineer 

Prior to and 
During the 

Relocation of 
Any Electrical 
Transformer/ 

Review of 
Project Plans  

  

HAZ-7 If unknown wastes or suspect materials 
are discovered during construction by the 
contractor that are believed to involve 
hazardous waste or materials, the 
contractor shall comply with the 
following: 
 

• Immediately cease work in the 
vicinity of the suspected 
contaminant, and remove workers 
and the public from the area; 
 

• Notify the City Engineer and Fire 
Department of the City of 
Huntington Beach; 
 

• Secure the area as directed by the 
City Engineer; and 
 

Construction 
Contractor 

During 
Construction 

Activities  

City of 
Huntington 
Beach City 
Engineer 

During 
Construction 

Activities 
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• Notify the Orange County Health 

Care Agency’s Hazardous 
Materials Division’s Hazardous 
Waste/Materials Coordinator (or 
other appropriate agency specified 
by the City Engineer).  The 
Hazardous Waste/Materials 
Coordinator shall advise the 
responsible party of further 
actions that shall be taken, if 
required. 

  


