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CHAPTER 3  Findings Regarding Project

Alternatives

3.1 INTRODUCTION

The EIR prepared for The Murdy Commons Mixed Use project considered two separate alternatives to
the proposed project. Pursuant to Section 15126.6(a) of the CEQA Guidelines, the primary intent of an
alternatives evaluation is to “describe a range of reasonable alternatives to the project, or to the location
of the project, which would feasibly attain most of the basic objectives of the project but would avoid or
substantially lessen any of the significant effects of the project, and evaluate the comparative merits of
the alternatives.”

This chapter describes the project objectives and design criteria used to develop and evaluate project
alternatives presented in the Draft EIR. A description of the alternatives compared to the proposed
project and the findings regarding the feasibility of adopting the described alternatives is presented for
use by the City in the decision-making process.

3.2 PROJECT OBJECTIVES

The objectives identified by the City are as follows:

m Promote new investment that supports the growth and success of Bella Terra and Golden West
College.

® Build on the presence of Golden West College, Bella Terra, and the existing transit infrastructure
to instigate the emergence of a vital and attractive urban district characterized by a synergistic mix
of students, customers, tesidents, pedestrians, transit-riders, office workers, and visitors.

m Instigate the development of a network of pedestrian-oriented streets, promenades, and other
public open spaces that encourage walking, and ultimately, walking in combination with transit
ridership.

m Enhance pedestrian, bicycle, and vehicular connections between Golden West College, Bella Terra,
the Goldenwest Transit Center, and development along Edinger Avenue.

m Balance mobility and community development ob]ect1ves that enable continued market-driven
growth and development while maintaining minimum community mobility standards, and
furthering patterns of land use and development that contribute toward long-term regional
mobility and livability.

m Make the most of each increment of new development to build toward a more environmentally
sustainable future city and region.

m Design a mixed-use community consistent with the policies and development framework of the
City’s General Plan and the Beach and Edinger Corridor Specific Plan to maximize land use
opportunities.

m Create a development that is compatible with and sensitive to the existing land uses in the project
area.

Murdy Commons Mixed Use Project EIR Findings of Foct/Stdtemen’f of _EQ\;ef
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® Promote residential and commercial buildings that convey a high quality visual image and
character.

® Enhance the community image of Huntington Beach, specifically the Edinger Avenue
corridor, through the design and construction of high quality development consistent with the
Utban Design Element of the City’s General Plan.

®m Ensure adequate utility infrastructure and public services for new development.

m Create a community that enables residents to live in proximity to jobs, education, commercial
services, and entertainment, and reduce the need for automobile use.

m Provide for the development of mixed-use projects that integrate residential and commercial
uses and ensure compatibility of these uses.

®m Mitigate environmental impacts to the greatest extent possible.
The objectives identified by the Applicant ate as follows:

® Support regional mobility goals by encouraging development in and around current and future
potential transportation and activity centers, thereby reducing vehicle trips and infrastructure
costs, and encouraging the expansion and improvement of public transportation service.

® Provide local residents and college students, faculty, and staff with a contemporary living
alternative, and attract renters from other areas whose spending power and consumption
habits will provide support for surrounding retail businesses.

® Accommodate demand for Class-A market rate rental housing otherwise unmet in the
community.

m Create a high-quality, mixed-use development that offers unique urban living experiences
while promoting an active pedestrian environment and access to restaurant and retail uses in
the area.

® Maximize utilization of a uniquely located development opportunity by locating density where
it is self-mitigating through resident access to campus and transit.

m Provide for the development of an underutilized site and replace existing vacant big-box retail
with the visual enhancement of new, contemporary development.

m Significantly improve the open space environment through the addition of a 0.75 acre open
space area for public use.

m Capitalize on future potential commuter rail service by locating development along the likely
route of the Union Pacific rail line.

® Provide parking with direct access to the development.
m Provide affordable housing pursuant to the BECSP and Housing Element.

m Create a mixed-use development that maximizes opportunities for green building and
environmentally sound design.

m Provide a mixed use development that is economically feasible and consistent with the
BECSP.

m Provide high quality open space and recreation opportunities for residents.

3-2 Murdy Commons Mixed Use Project Findings of Fact/Statement,cf-
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3.3 SELECTION OF ALTERNATIVES

The range of feasible alternatives was selected and discussed in a manner to foster meaningful public
participation and informed decision-making. Among the factors that wete taken into account when
considering the feasibility of alternatives (as desctibed in CEQA Guidelines Section 15126.6[f] were
environmental impacts, economic viability, availability of infrastructure, tegulatory limitations,
jurisdictional boundaries, and attainment of project objectives. As stated in Section 15126.6(a) of the
CEQA Guidelines, an EIR need not consider an alternative whose effects could not be reasonably
identified, whose implementation is remote or speculative, or one that would not achieve the basic
project objectives. The analysis includes sufficient information about each alternative to provide
meaningful evaluation, analysis and compatison with the proposed project.

3.4 PROJECT ALTERNATIVES FINDINGS

Two scenarios, representing a range of reasonable alternatives to the proposed project, were selected for
detailed analysis. The goal for evaluating any of these alternatives is to identify ways to avoid or lessen
the significant environmental effects resulting from implementation of the proposed project, while
attaining most of the project objectives. In general, the project’s impacts are caused by the overall scope
of development. Consequently, a Reduced Development Alternative would reduce one of the project’s
significant impacts to a less-than-significant level with respect to operational air quality impacts and
lessen other known significant impacts. The City’s findings are provided following the description of the
alternative, and are further described in the Draft EIR.

3.4.1 Alternatives Considered but Eliminated from Further
Evaluation

Alternative Locations/Sites: Given that the City of Huntington Beach is a highly urbanized area,
underdeveloped or vacant land parcels of similar size to the project site are limited. Additionally, moving
the project to another location would not satisfy many of the project objectives; nor would it reduce
significant and unavoidable impacts to traffic conditions. For example, one of the objectives is to support
regional mobility goals by placing the site close to transit and activity centers, which thereby limits the
potential for alternative locations. No other large vacant sites would be suitable to provide residential and
retail use in close proximity to transit centers like the Golden West Transportation Center while
simultaneously serving Golden West College and providing access to regional activity centets like the
existing Bella Terra Mall and The Revised Village at Bella Tetra. The proposed project site is located
within Town Center Neighborhood and the Town Center Core designations of the Beach and Edinger
Cotridors Specific Plan (BECSP) area. The extent and intensity of all anticipated development activity
within the BECSP area, including the proposed project, has been identified in the Specific Plan.
Therefore, the proposed project site has been identified in the BECSP for a mix of residential and retail
uses and it is anticipated that such uses would be developed on the proposed project site even if the
proposed project were not implemented. In addition, there are a numbet of other project objectives that
could not be served at other locations. For example, the project is designed to create a pedesttian-
friendly complement to Golden West College by providing resident- and student-serving retail along with
providing for an increase in the area’s residential density with access to regional freeways, such as 1-405.

Murdy Commons Mixed Use Project EIR Findings of Fact/Statement of Overriding Considerations - 3.3
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Chapter 3 Findings Regarding Project Alternatives

No other feasible locations are available in the City to successfully complete both of these objectives.
Therefore, this alternative was rejected as infeasible.

All Commercial: An All-Commercial alternative that would maximize the amount of commercial uses
on the site (as currently allowed) would not achieve the objectives of the proposed project and would not
provide enough flexibility to adequately respond to changing market conditions over the long-term.
Allowing only commercial uses would effectively represent the continuance of cutrent uses on the
project site and would not be consistent with policies and development framework of the City’s General
Plan and the Beach and Edinger Corridor Specific Plan to maximize land use opportunities. In addition,
an All-Commercial alternative would not benefit from the traffic reductions identified in a mixed-use
project and would therefore result in an increase in traffic when compared to the proposed project. As
such, an All-Commercial alternative would not help to reduce significant impacts identified for the
proposed project (Air Quality, Traffic) which does not achieve the goal of the CEQA analysis of project
alternatives. Therefore, an All-Commercial alternative was tejected from further analysis in the EIR.

3.4.2 Murdy Commons Mixed Use Project Alternatives

As shown below and in Chapter 6 (Alternatives) of the Draft EIR, two alternatives were evaluated in
compatison to the proposed project. The environmental advantages and disadvantages of each of these
alternatives are described. The alternatives that were selected for analysis include:

Alternative 1: No Project/No Development Alternative—The “no project” alternative would
serve as a “no development” alternative with the site remaining in its existing condition. This
would include the continued vacancy of the 235,000 square feet Levitz Building and continued
operation of the 4,990 square feet EZ Lube shop. The EZ Lube shop would remain, with no
improvements occurring at the site.

Alternative 2: Reduced Project Alternative — This alternative assumes a reduced intensity of
the project elements at the same project site. Under the reduced project alternative,
approximately 498 residential units, a 4,000 square feet leasing center, and approximately
11,000 square feet of neighborhood serving retail use within 3- and 4-story buildings, as well as a
0.5-acre public open space area would be developed.

B No Project/No Development Alternative

As discussed previously, Section 15126.6(¢) of the CEQA Guidelines requites the analysis of a “no
project” alternative. The purpose of examining such an alternative is to allow decision-makers to
compare the effects of approving the project with the effects on not approving the project. This “no
project” analysis must discuss the existing conditions, as well as what would be reasonably expected to
occur in the foreseeable future if the project were not to be approved. The No Project/No Development
Alternative represents the status quo; the project site would include continued vacancy of the
235,000 square feet Levitz Building and continued operation of the 4,990 square feet EZ Lube shop.
The EZ Lube shop would remain, with no improvements occurring at the site.

Under this alternative, the mixed-use project would not be constructed and the project site would remain
in its existing state. In general, no new environmental effects would directly result from the selection of
this alternative. Maintenance of the project site in its present state would allow the use of the EZ Lube
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Chapter 3 Findings Regarding Project Alternatives

shop on-site to continue and the 235,000 square-foot Levitz Furniture building would remain vacant. As
a result, none of the stated project objectives would be achieved by implementation of the No Project
Alternative, as the project site would remain underutilized and largely vacant, and no new retail or
residential uses would be developed that could create a mixed-use, urban neighborhood. While the No
Project Alternative would eliminate most environmental impacts associated with the proposed project, it
would not satisfy the identified project objectives.

Findings

The City hereby finds that the No Project/ No Development Alternative is infeasible for the following
environmental, economic, social, and other considerations:

® Would not promote new investment that supports the growth and success of Bella Terra and
Golden West College.

® Would not build on the presence of Golden West College, Bella Terra, and the existing transit
infrastructure to instigate the emergence of a vital and attractive utban district characterized by a
synergistic mix of students, customers, residents, pedesttians, transit-riders, office workers, and
visitots.

® Would not instigate the development of a network of pedestrian-oriented streets, promenades, and
other public open spaces that encourage walking, and ultimately, walking in combination with
transit ridership.

m Would not enhance pedestrian, bicycle, and vehicular connections between Golden West College,
Bella Terra, the Goldenwest Transit Center, and development along Edinger Avenue.

m Would not promote residential and commercial buildings that convey a high quality visual image
and character.

® Would not enhance the community image of Huntington Beach, specifically the Edinger Avenue
corridor, through the design and construction of high quality development consistent with the
Utrban Design Element of the City’s General Plan.

m Would not create a community that enables residents to live in proximity to jobs, education,
commercial setvices, and entertainment, and reduce the need for automobile use.

® Would not provide for the development of mixed-use projects that integrate residential and
commercial uses and ensure compatibility of these uses.

B Reduced Development Alternative

This alternative assumes a reduced intensity of the project elements at the same project site. Under the
teduced project alternative, approximately 498 residential units, a 4,000 square feet leasing center, and
approximately 11,000 square feet of neighbothood setving retail use within 3- and 4-story buildings, as well as
a 0.5-acre public open space area would be developed.

The majority of impacts associated with the Reduced Project Alternative would be less than significant
with the incorporation of mitigation measutes and code requirements. Most impacts would be less than
the proposed project due to the reduction in the scope of development. For example, daily vehicle trips
would have a 58 percent reduction when compated to the proposed project. In addition, the Reduced
Project Alternative would eliminate significant operational air quality impacts identified for the proposed
project. Alternative 2 would result in construction related ctitetia pollutant emissions that would exceed
the SCAQMD thresholds that would not occur with the proposed project, this impact would be

Murdy Commons Mixed Use Project EIR Findings of Fact/Statement of Ovemdlng g’gnsﬁg IIQI;;S 3.5
5 ﬁ Y
[ %g E ‘5 et MWM




Chapter 3 Findings Regarding Project Alternatives

temporary in nature, lasting for approximately 40 days of a three year construction schedule. Similar to
the proposed project, significant cumulative traffic impacts would occur since the reduced project would
be contributing traffic to existing or future circulation system deficiencies identified in the BECSP
Program EIR. Alternative 2 would achieve all project objectives, reduce daily vehicle trips by 58 percent
when compared to the proposed project and would eliminate the significant and unavoidable operational
air quality impact caused by the proposed project. Therefore, the environmentally superior alternative
would be Alternative 2 (Reduced Development).

Findings
m The City hereby finds that the Reduced Development Alternative could reduce potential impacts
due to a reduction in the scope of development on the project site, and will be the approved
project. See the Statement of Overriding Considerations.
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CHAPTER 4  Statement of Overriding

Considerations

4.1 INTRODUCTION

Section 15093 of the CEQA guidelines states:

(@) CEQA requires the decision-making agency to balance, as applicable, the economic, legal, social,
technological, or other benefits of a proposed project against its unavoidable environmental risks
when determining whether to approve the project. If the specific economic, legal, social,
technological, or other benefits of a proposed project outweigh the unavoidable adverse
environmental effects, the adverse environmental effects may be considered “acceptable.”

(b) When the lead agency approves a project which will result in the occurtence of significant effects
which are identified in the final EIR but are not avoided or substantially lessened, the agency shall
state in writing the specific reason to support its actions based on the final EIR and/or other
information in the record. The statement of overriding considerations shall be supported by
substantial evidence in the record.

(o) If an agency makes a statement of overriding considerations, the statement should be included in
the record of the project approval and should be mentioned in the notice of determination.

The City of Huntington Beach proposes to adopt a Statement of Overriding Considerations regarding
the significant project-specific air quality as well as cumulative air quality and traffic impacts of the
Reduced Development Alternative. This section describes the anticipated economic, social, and other
benefits or other considerations of the Reduced Development Alternative to supportt the decision to
proceed with the project even though one identified project-specific impact and three identified
cumulative impacts are not mitigated to a less-than-significant level.

4.2 SIGNIFICANT ADVERSE IMPACTS

The City 1s proposing to approve Alternative 2, with revisions to reduce environmental impacts, and has
prepared an EIR required by CEQA. Even with revisions in the project, the following impacts are
unavoidable because it has been determined that no feasible mitigation is available or the mitigation that
could be implemented is outside the purview of the City and the Applicant. Refer to Chapter 2 (CEQA
Findings) for further clarification regarding the impacts listed below.

Air Quality

¢ Construction of the proposed project would generate emissions that expose sensitive receptots to
substantial pollutant concentrations and exceed the thresholds of significance tecommended by
the South Coast Air Quality Management District (SCAQMD) for Fine Particulate Matter (PM, ;)
and Respirable Particulate Matter (PM, ) during a 40-day grading phase.




Chapter 4 Statement of Overriding Considerations

Transportation /Traffic

e  Operation of the proposed project would cumulatively contribute to an unacceptable Level
of Service at two BECSP study area intersections (Brookhurst St./Adams Ave. & Beach
Blvd./Bolsa Ave.).

e Operation of the proposed project would cumulatively contribute to an increase in delay at
two Caltrans intetsections (Beach Blvd./Warner Ave. & Beach Blvd./Gatfield Ave.) and
would increase traffic to the 1-405 northbound loop ramp, which is cutrently deficient.

4.3 FINDINGS

The City has evaluated all feasible mitigation measures, code requirements, and project revisions with
respect to the project’s impacts, both project-specific and cumulative. The City has also examined a
reasonable range of alternatives to the proposed project. Based on this examination, the City has
determined that the No Project/No Development Alternative is consideted to be the environmentally
supetior alternative. However, CEQA requires that if the No Project Alternative is environmentally
superior another alternative (that is not the No Project) must be chosen. As such, the Reduced
Development Alternative is considered to be the environmentally superior alternative. Both project
alternatives would result in lesser environmental impacts than the proposed project, although, in the case
of the Reduced Development Alternative, not necessarily less than significant for all but one significant
impact. One additional significant impact to air quality may result with implementation of Alternative 2.
The City finds the No Project Alternative infeasible and less desirable than the proposed project and has
rejected this alternative from further consideration because it would not achieve the environmental,
economic, social, and other considerations outlined in Chapter 3 (Findings Regarding Project
Alternatives). However, the City finds that Alternative 2 would achieve sufficient environmental,
economic, social, and other considerations as outlined in Chapter 3.

4.4 OVERRIDING CONSIDERATIONS

Specific economic, social, or other considerations outweigh the project-specific and cumulative air quality
and transportation/traffic impacts stated above. The reasons for proceeding with the proposed project as
well as the Reduce Development Alternative (Alternative 2), even though one identified project-specific
impact and three cumulative impacts are not fully mitigated to a less-than-significant level, are described
below.

B Proposed Project Benefit

1. The project would promote new investment that supportts the growth and success of Bella
Tetra and Goldenwest College.

2. The project would instigate the development of a network of pedestrian-oriented streets and

public open space and accessways that encourage walking, and ultimately walking in
conjunction with transit ridership.

4.2 Murdy Commons Mixed Use Project Findings of Fact/Statement of Ovemdmg Considerations
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Chapter 4 Statement of Overriding Considerations

3. The project would enhance pedestrian, bicycle, and vehicular connections between
Goldenwest College, Bella Terra, the Goldenwest Transit Center, and development along
Edinger Avenue.

4. The project creates a development that is compatible with and sensitive to the existing land
uses in the project area.

5. The project provides residential and commercial buildings that convey a high quality visual
image and character.

6. The project provides a mixed use community consistent with the policies and development
framework of the BECSP to maximize land use opportunities.

7. The project creates a community that enables residents to live in proximity to jobs, education,
commercial services, and entertainment uses and reduces the need for automobile use.

8. The project would achieve GreenPoint-Rated certification and includes sustainable design
features including Energy Star appliances and bathroom fan systems, tankless hot water
heaters that would achieve up to a 30 percent reduction in natural gas usage, energy efficient
heating and cooling systems, windows, and lighting with occupancy sensor switches, a cool
roof membrane to cool buildings during the summer and reduce the "heat island effect.” and
low-flow toilets, faucets and waterless urinals that build toward a more environmentally
sustainable future for the City and region.

9. Support regional mobility goals by encouraging development in and atound current and
future potential transportation and activity centers, thereby reducing vehicle trips and
infrastructure costs, and encouraging the expansion and improvement of public
transportation setvice.

10. Provide local residents and college students, faculty, and staff with a contemporary living
alternative, and attract renters from other areas whose spending power and consumption

habits will provide support for surrounding retail businesses.

11. Maximize utilization of a uniquely located development opportunity by locating density
where it is self-mitigating through resident access to campus and transit.

12. Provide for the development of an underutilized site and replace existing vacant big-box retail
with the visual enhancement of new, contemporary development.

13. Significantly improve the‘open space environment through the addition of a 0.5-acre open
space area for public use.

14. Provide affordable housing pursuant to the BECSP and Housing Element.

Murdy Commons Mixed Use Project EIR Findings of Fact/Statement of Overriding Considerations 4-3




GreenPoint Rated certification and provide the City with evidence of
said certification.

9. An at-grade pedestrian connection meeting ADA access requirements shall
be provided on-site along the east property line to connect to a future at-
grade bridge across the railroad tracks and flood control channel to the
property to the east. The access point shall be a minimum of 10 feet wide
and be located along the east property line at a point between Building 1A
and Building 2 on the south and Building 3 and Building 9 on the north. The
precise location of the connection shall be determined by the Director of
Planning and Building, in collaboration with the property owner/developer and
the property owner/developer of the property to the east, at the time the
property to the east submits for Building plan check.

10. The developer or developer’s representative shall be responsible for ensuring
the accuracy of all plans and information submitted to the City for review and
approval.

INDEMNIFICATION AND HOLD HARMLESS CONDITION:

The owner of the property which is the subject of this project and the project
property owner/developer if different from the property owner, and each of their
heirs, successors and assigns, shall defend, indemnify and hold harmless the
City of Huntington Beach and its agents, officers, and employees from any claim,
action or proceedings, liability cost, including attorney’s fees and costs against
the City or its agents, officers or employees, to attack, set aside, void or annul
any approval of the City, including but not limited to any approval granted by the
City Council, Planning Commission, or Design Review Board concerning this
project. The City shall promptly notify the property owner/developer of any claim,
action or proceeding and should cooperate fully in the defense thereof.
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Mitigation Monitoring and Reporting Program

A. INTRODUCTION

The Final Environmental Impact Report for Murdy Commons Project (State Clearinghouse
#2010111025) identified mitigation measutes to reduce the adverse effects of the project in the areas of:
aesthetics, air quality, biological resources, cultural resources, geology and soils, hazards and hazardous
materials, hydrology and water quality, noise, public services, transportation/traffic, utilities and service
systems, and climate change.

The California Environmental Quality Act (CEQA) requires that agencies adopting environmental
impact reports ascertain that feasible mitigation measures are implemented, subsequent to project
approval. Specifically, the lead or responsible agency must adopt a reporting or monitoring program for
mitigation measures incorporated into a project or imposed as conditions of approval. The program must
be designed to ensure compliance during applicable project timing, e.g. design, construction, or operation
(Public Resource Code §21081.6). Code Requirements (CRs) that were identified in the Draft EIR are
required to be implemented as a result of existing City code and are not considered mitigation measures.
Therefore, CRs would be implemented for the Murdy Commons Project but these do not require
monitoring activity, and are not included in this Mitigation Monitoring and Reporting Program (MMRP).

The MMRP shall be used by the City of Huntington Beach staff responsible for ensuring compliance
with mitigation measures associated with the Murdy Commons Project. Monitoring shall consist of
review of appropriate documentation, such as plans or reports prepared by the party responsible for
implementation or by field observation of the mitigation measure during implementation.

The following table identifies the mitigation measures by resource area. The table also provides the
specific mitigation monitoring requitements, including implementation documentation, monitoring
activity, timing and responsible monitoring party. Verification of compliance with each measure is to be
indicated by signature of the mitigation monitor, together with date of verification.

The Project Applicant and the Applicant’s Contractor shall be responsible for implementation of all
mitigation measures, unless otherwise noted in the table.
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ATTACHMENT NO. 7

Environmental Impact Report
No. 10-002

Not Attached

Available at:
City Hall—3" Floor Planning and Building Department
City Hall - 2nd Floor City Clerk's office
Central Library
Website:
http://www.huntingtonbeachca.gov/Government/Departments/
Planning/major/MurdyCommons.cfm
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