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TO: Planning Commission

FROM: Scott Hess, AICP, Director of Planning
BY: Tess Nguyen, Associate Planner /D\L
DATE: August 26, 2008

SUBJECT: ENVIRONMENTAL IMPACT REPORT NO. 07-004 (THE RIPCURL)

LOCATION: 7302-7400 Center Avenue (southeast corner of Gothard Street and Center Avenue)

PROJECT REQUEST AND SPECIAL CONSIDERATIONS

The applicant, Red Oak Investments, proposes to construct an approximately 382,700 square-foot mixed-
use residential and commercial development (The Ripcurl) on a 3.8 acre site at the southeast corner of
Gothard Street and Center Avenue. The project consists of 440 residential units and 10,000 square feet of
commercial uses. The project is proposed to be six stories in height consisting of four levels of housing
above two levels of above ground parking and one level of subterranean parking. The commercial
component is proposed on the ground level adjacent to two levels of above grade parking. Outdoor
amenities for the residential uses include a pool and spa area, fire pit and movie projection area. Indoor
amenities include a fitness center, business center, conference room, and clubhouse.

In accordance with the California Environmental Quality Act (CEQA), Environmental Impact Report
(EIR) No. 07-004 was prepared by PBS&]J to analyze the potential environmental impacts associated with
implementation of the proposed project as well as identify appropriate mitigation measures.
Environmental Impact Report No. 07-004 represents a request to analyze the potential environmental
impact associated with the following proposed entitlements:

General Plan Amendment No. 07-003 represents a request for the following:

* To amend the General Plan Land Use designation from the current CG-F1-d (Commercial
General—0.35 Max. Floor Area Ratio—Design Overlay) to the proposed MU-TCD-F14-d (Mixed
Use-Transit Center District—3.0 Max. Floor Area Ratio and Max. 130 du/ac—Design Overlay)
designation.

Zoning Map Amendment No. 07-001 represents a request for the following:
* To amend the Zoning designation from the current CG (Commercial General) to the proposed
MU-TCD (Mixed Use-Transit Center District) designation.
Zoning Text Amendment No. 07-004 represents a request for the following:

* To amend the Huntington Beach Zoning and Subdivision Ordinance (HBZSO) by adding Chapter
218 that establishes the Mixed-Use Transit Center District zoning and development standards.
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Conditional Use Permit No. 2007-043 represents a request to construct a mixed use residential and
commercial development that consists of:

* 440 residential units (including 11 live/work units)

= 10,000 sq. ft. of commercial uses

» 705 parking spaces for residents and visitors

*  Outdoor residential amenities such as a pool and spa area, fire pit, and movie projection area
* Indoor amenities such as a fitness center, business center, conference room, clubhouse

CURRENT LAND USE, ZONING AND GENERAL PLAN DESIGNATIONS

Subject Property (Commercial CG (Commercial Commercial Shopping
General—0.35 Max. Floor Area | General) Center—College Country
Ratio—Design Overlay) Center
North of Subject MV-F8-d (Mixed Use Vertical | CG-H (Commercial Golden West
Property (across Center | Integration of Housing—1.5 General—Highrise Transportation Center
Avenue) Max. Floor Area Ratio— Overlay)
Design Overlay)
South of the Subject | CR-F2-d (Commercial CG (Commercial Vacant Retail Building
Property Regional—0.50 Max. Floor General) (former Levitz Furniture
Area Ratio—Design Overlay) Store)
East of Subject CR-F2-sp-mu (F9) SP 13 (Crossings Southern California
Property (Commercial Regional—0.50 (Huntington Center) Edison transmission
Floor Area Ratio—Specific Specific Plan) towers; Bella Terra Mall
Plan Overlay—Mixed Use (across the Union Pacific
Overlay—(1.5 Max. Floor Area Railroad right-of-way)
Ratio (Mixed Use)/0.5 Max.
Floor Area Ratio
(Commercial)/25 du/ac))
West of Subject P (RL) (Public—Low Density | PS (Public—Semipublic) | Golden West College
Property (across Residential)
Gothard Street)

The 3.8-acre site is currently developed with a shopping center known as the College Country Center.
The shopping center contains approximately 60,000 sq. ft. of commercial and office spaces located in four
one-story retail buildings and one two-story office building, which were constructed in the late 1970’s.
The shopping center is approximately 90 percent leased with 45 tenants. Existing tenants include Ruby
Nail & Spa, Taste of France French Bistro, Dinner’s Ready Home Cooking, Kathy May Coffeehouse,
College Books, Allied Hearing Services, Heritage House Center, Cloud Mover Day Spa, an antique store,
a liquor store & market, a tanning salon, a hair salon, and various office tenants. Del Taco fast food
restaurant and the United States Post Office are anchors at the shopping center.
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APPLICATION PROCESS AND TIMELINES

DATE OF COMPLETE APPLICATION: MANDATORY PROCESSING DATE(S):
Draft EIR: July 8, 2008 Within 1 year of complete application

General Plan Amendment: Not Applicable ~ Not Applicable
Zoning Map Amendment: Not Applicable Not Applicable
Zoning Text Amendment: Not Applicable Not Applicable
Conditional Use Permit: Not Complete Within 180 days from EIR Certification

Pursuant to the California Environmental Quality Act, the lead agency must adopt the project
Environmental Impact Report (EIR) within 180 days of accepting the application as complete. The first
Planning Commission study session was held on July 22, 2008 and a status update is scheduled for
September 9, 2008. The formal public hearing is tentatively scheduled for September 23, 2008.

CEQA ANALYSIS/REVIEW

In accordance with the California Environmental Quality Act (CEQA), EIR No. 07-004 was prepared by
PBS&IJ to analyze the potential environmental impacts associated with implementation of the proposed
project as well as identify appropriate mitigation measures. The Draft EIR was distributed to the Planning
Commission for review at the start of the 45-day public comment period on July 8, 2008. The Final Draft
EIR, including the Response to Comments and all text changes as a result of the public comment period,
will be distributed to the Planning Commission and posted on the City’s website when available.

The document must be adopted and certified by the Planning Commission prior to any action on General
Plan Amendment No. 07-003, Zoning Map Amendment No. 07-001, Zoning Text Amendment No. 07-
004, and Conditional Use Permit No. 07-043. The environmental impact report discusses potential
adverse impacts in the areas described below. The direct, indirect and cumulative impacts of the proposal
are addressed, as are the impacts of project alternatives.

The required CEQA procedure that was followed is outlined below:

June 2007 Staff conducted an initial study and determined that an EIR
would be required.

January 18, 2008 A Notice of Preparation was filed with the State Clearinghouse to
notify public of intent to prepare an EIR.

January 22, 2008 to February 20, Initial Study/Notice of Preparation available for 30 day public
2008 review and comment period.
February 7, 2008 A Public Scoping Meeting was held to solicit comments and

issue areas to be studied in the EIR.

July 8, 2008 A Notice of Completion was filed with the State Clearinghouse.
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July 8, 2008 to August 21, 2008 Draft EIR available for public review and comment for forty-five

days.

July 23, 2008 A Public Comment Meeting was held to solicit comments on the
adequacy of the Draft EIR.

Tentative September 23, 2008 Public hearing is scheduled before Planning Commission to

Certify EIR No. 07-004.

The Initial Study determined that the project would result in no impacts in the following issue areas and
no further analysis was required in the EIR:

= Agricultural Resources
=  Mineral Resources

The EIR determined that the project would result in no impacts or less than significant impacts in the
following issue areas:

= Land Use and Planning

The EIR determined that implementation of the proposed project would result in significant or potentially
significant impacts that could be mitigated to a less-than-significant level in the following issue areas (See
Attachment No. 2):

Aesthetics

Air Quality

Biological Resources
Cultural Resources

Geology and Soils

Hazards and Hazardous Materials
Hydrology and Water Quality
Noise

Public Services

Recreation
Transportation/Traffic
Utilities and Service Systems

The EIR determined that implementation of the proposed project would result in significant, unavoidable
impacts in the following issue areas:

* Population and Housing
= Traffic

The EIR also presents alternatives to the proposed project that could avoid or reduce the severity of
impacts described in the issue areas above.

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

Population and Housing

* The project would have a considerable contribution to the cumulative population growth,
exceeding the SCAG population projections for the City for 2015. Because of this substantial
increase, the cumulative impact is considered significant and unavoidable.

Traffic

* The project would have a significant contribution to the deficiency of the 1-405 northbound loop
ramp from Beach Boulevard in both the AM and PM peak hours in 2014.

* The project would have a long-range significant impact, at the project level, at the intersection of
the I-405 southbound ramps at Center Avenue during the PM peak hour in 2030. In addition, the
project contributes traffic to deficiencies on 1-405 in 2030.

* The project would have a long-range significant and unavoidable impact, at the cumulative level,
at the intersection of the I-405 southbound ramps and Center Avenue during the PM peak hour in
2030.

Notwithstanding the adoption and implementation of the recommended mitigation measures, approval of
the project requires that a Statement of Overriding Considerations be adopted by the Planning
Commission, finding that the economic and social benefits of the proposed project outweigh its
potentially adverse impact. Prior to certification and adoption of the EIR by resolution, the Planning
Commission may amend the document. It should be noted, however, that removal of any of the
recommended mitigation measures will require findings and justification.

COMMENTS FROM CITY DEPARTMENTS AND OTHER PUBLIC AGENCIES

Comments from other City Departments have been transmitted to the applicant separately, and in
addition, have been compiled into a draft code requirements letters to be transmitted to the applicant. The
analysis and conclusion included in Draft EIR No. 07-004 reflect and are based in part on consultation
with the Departments of Building and Safety, Community Services, Fire, Police, and Public Works.
There are no other responsible public agencies. The final list of recommended conditions of approval is
currently being compiled.

PUBLIC MEETINGS, COMMENTS AND CONCERNS

A public meeting was held on February 7, 2008 to take comments related to the scope of the
environmental issues to be analyzed in the draft EIR. Another public meeting was held on July 23, 2008
to collect comments on the adequacy of the draft EIR. Approximately 9 people were in attendance at the
scoping meeting on February 7 and 18 people were in attendance at the public comment meeting on July
23. Additionally, both meetings were advertised in the Huntington Beach Independent, and notices were
sent to interested parties and property owners and tenants within a 500-foot radius of the project site.

On July 22, 2008, the Planning Commission conducted a study session on General Plan Amendment No.
07-003, Zoning Map Amendment No. 07-001, Zoning Text Amendment No. 07-004, and Conditional Use
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Permit No. 2007-043, the entitlements for the construction of the proposed mixed-use development.
Questions and comments related to consistency with the proposed Beach and Edinger Corridors Specific
Plan, green building, tandem parking, and the land bridge to access The Village at Bella Terra were
brought up by the Planning Commission. In addition, two members of the public provided comments at
the meeting.

PLANNING ISSUES

Staff has analyzed the EIR with regards to the level of adequacy of the environmental issues analyzed in
the EIR. Staff has also analyzed the project with respect to compliance with mitigation measures
identified in EIR No. 07-004. All of the mitigation measures are feasible and attainable prior to, during,
and after construction.

ATTACHMENTS:

1. Vicinity Map
2. Chapter 2 of Draft EIR No. 07-004 dated July 8, 2008 (Summary of Impacts and Mitigation
Measures)
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CHAPTER 2  Summary

2.1 PURPOSE OF THE SUMMARY

This section summarizes the characteristics of The Ripcutl project (also referred to as the proposed
project), the environmental impacts, mitigation measures, and residual impacts with the proposed
project.

2.2 INTRODUCTION

This EIR is intended to provide decision-makers and the public with information that enables them to
intelligently consider the environmental consequences of the proposed action. This EIR identifies
significant or potentially significant environmental effects, as well as ways in which those impacts can be
reduced to less-than-significant levels, whether through the imposition of code requitements (CRs),
mitigation measures (MMs), or through the implementation of specific alternatives to the project. In a
practical sense, EIRs function as a technique for fact-finding, allowing an Applicant, concerned citizens,
and agency staff an opportunity to collectively review and evaluate baseline conditions and project
impacts through a process of full disclosure.

2.3 SUMMARY OF PROPOSED PROJECT

The proposed project is a mixed-use residential and commercial development that would consist of four
levels of residential uses over street-level neighborhood commercial uses in two six-stoty structures.
Parking would be provided on site; one level of parking would be below-grade, and two levels of parking
would be above-grade. The commercial component would be located on the ground level adjacent to the
above grade parking. A mezzanine level would also be located on the roof. Overall, the proposed project
would consist of 440 residential units and up to 10,000 square feet (sf) of street level commercial uses.
The total project floor area, excluding parking and basement atrea would be approximately 382,700 sf.
Table 2-1 (Summary of Project Site Characteristics) provides a summary of the project charactetistics.

Residential Component

The residential component would include approximately 301,100 sf of residential area and 7,000 sf of
leasing, lobby and recreation area. Of the 440 residential units, 151 would be studio units, 190 would be
one-bedroom units, 88 would be two-bedroom units, and 11 would be live work loft units (two-bedroom
units). Units would range in size from 465 sf (studio) to 1,037 sf (two-bedroom). Outdoor amenities
provided by the residential component would include a pool and spa area, fire pit and movie projection
area. Indoor amenities provided by the residential component would include a fitness center, business
center, conference room, and clubhouse.

City of Huntington Beach The Ripcurl Project EIR 241
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Chapter 2 Summary

Table 2-1 Summary of Project Site Characteristics
Component Site Characteristics
Proposed Land Use Mixed Use—Commercial and High Density Residential

Proposed Development Intensity | 440 residential units and 10,000 sf of retail space

Building Height Six stories, approximately 60-66 feet in height
Total Development Footprint Approximately 3.8 acres
Proposed Parking Spaces Approximately 578 spaces for residences and visitors
Outdoor: Pool and spa area, fire pit and movie projection area
Open Space i
Indoor: Fitness center, business center, conference room, and clubhouse
Project Access Three driveways would serve the project site. The Center Avenue driveway would be the main entry

for residents, while two Gothard Street driveways would provide entry ways for retail customers.
SOURCE:  Red Odak Investments, LLC, 2007

Commercial Component

The commercial component of the proposed project would include up to 10,000 sf of ground floor space
that would be located on the corner of Gothard Street and Center Avenue. The commercial component
would target the Golden West College community and nearby as well as project residents. The project
would provide a convenient location for college-serving businesses, such as bookstores, copying centers,
and internet cafes to serve students, teachers and administrators. Potential tenants could include a
convenience store, café, sandwich shop, cleaners, juice shop, and mailbox store. If commercial demand
rises in the future, the live-work units could be converted to retail in the future.

General Plan and Zoning Components

The project includes a General Plan Amendment (GPA) to allow mixed use on the site and establish the
allowable residential density and FAR, as well as a Zoning Map Amendment (ZMA) to establish the
“Transit Center District” zoning for the site. In additon, the project proposes a Zoning Text
Amendment (ZTA) to establish development standards for the “Transit Center District.”

"Green” Component

The Applicant intends to design the project to a “Build it Green”-equivalent standard, which would
utilize efficient building design and green products to reduce the proposed project’s overall use of
resources. The project is likely to have bike storage for residents and for retail, and would be designed for
walking and cycling. Additional green project components would include low water consumption
landscaping, diversion of construction waste, some engineered lumber, CO-sensing garage ventilation,
Energy Star appliances, low-flow faucets and showers, low-VOC paints, educational materials that
promote the use of transit, preferences for alternative fuel and hybrid vehicles, preferences for reduced
car ownership, and superior energy performance.

In addition, some inherent characteristics of the site contribute to recognized green goals and would earn
additional points under applicable rating systems. The project would be transit-friendly in that it is
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Chapter 2 Summary

situated adjacent to the Golden West Transportation Center, which is the City’s largest transit hub and
provides transit access throughout northern Orange County. The location of the project next to the
transportation center hub would provide residents with a convenient alternative means of transportation.
The project could also benefit from future commuter rail service if it is established along the existing
Union Pacific Railroad line. The proposed location of high-density infill development would also benefit
from the existing neatby retail and neighborhood services.

2.4 CLASSIFICATION OF ENVIRONMENTAL IMPACTS AND
DISCUSSION OF MITIGATION MEASURES

Potential environmental impacts have been classified in the following categories:

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

m Potentially Significant (PS)—Constitutes a substantial adverse change to existing environmental
conditions that can be mitigated to less-than-significant levels by implementation of feasible
mitigation measures or by the selection of an environmentally superior project alternative

m Significant and Unavoidable (SU)—Constitutes a substantial adverse change to existing
envitonmental conditions that cannot be fully mitigated by implementation of all feasible
mitigation measures or by the selection of an environmentally superior project alternative

Impacts are also classified as direct or indirect. Direct impacts occur both at the same time and the same
place as the proposed project. Indirect impacts are also caused by implementation of the project;
however, they occur at a later time or ate removed in distance. Lastly, cumulative impacts are also
analyzed in this environmental document. Cumulative impacts refer to two or more individual effects
which, when considered together, are considerable or which compound or increase other environmental
Impacts.

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

B Avoiding the impact by not taking a certain action ot parts of an action
Minimizing impacts by limiting the degree or magnitude of the action and its implementation

Rectifying the impact by repairing, rehabilitating, or restoring the impacted environment

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

m Compensating for the impact by replacing or providing substitute resources or environments
In addition, the City of Huntington Beach imposes standard code requirements (CRs) for the purpose of
controlling or reducing potential environmental and/or safety issues associated with a proposed project.

These CRs may include, but are not necessarily limited to, development standards, payment of impact
fees, infrastructure improvements, and/or operational requirements. In this EIR, standard CRs that are

City of Huntington Beach The Ripcurl Project EIR 2-3

ATTACHMENT NO. 2.2



Chapter 2 Summary

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

2.5 SIGNIFICANT AND UNAVOIDABLE IMPACTS

The following significant, unavoidable adverse impacts would result from project implementation. A
detailed discussion of these impacts can be found in Section 4 (Environmental Impact Analysis) of this
document.

m Population and Housing

> Cumulative—Because all cumulative residential development would ultimately contribute to
the substantial exceedance of SCAG population projections for the City for the 2015
timeframe, The Ripcurl project would have a considerable contribution to the cumulative
impact. Therefore, the cumulative impact is considered significant and unavoidable.

m Traffic

> Project Specific—In the Year 2014, the I-405 northbound loop ramp from Beach Boulevard is
deficient in both the AM and PM peak hours. The project has a significant contribution to this
deficiency (more than 0.01). Since traffic would be added to an existing deficiency (LOS E), this
impact is considered significant and unavoidable.

> Project Specific—Implementation of The Ripcurl project would result in an increase in
project-related traffic that could be substantial in relation to the forecasted traffic load and
capacity of the street system in 2030. Specifically, the proposed project has a long-range
significant impact at the intersection of the I-405 southbound ramps at Center Avenue during
the PM peak hour. Although mitigation measure MM4.13-1 would reduce long-term impacts to
a less-than-significant level, the impacted intersections are owned by Caltrans, and
implementation of the proposed mitigation measures at these locations would be dependent on
factors outside the control of both the City of Huntington Beach and the project Applicant. A
General Plan Amendment (GPA) is currently being processed for The Village at Bella Terra
Project, which would reduce the PM peak hour trip generation such that the impacted
intersection would no longer be impacted by the proposed project. However, approval of that
project cannot be guaranteed. In addition, the project contributes traffic to 2030 deficiencies on
1-405.

> Cumulative—Because implementation of mitigation measure MM4.13-1 cannot be guaranteed,
a cumulatively significant impact would also occur at the intersection of the 1-405 Southbound
ramps and Center Avenue under the current General Plan in 2030.
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Chapter 2 Summary

2.6 ALTERNATIVES

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

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 metits of the
alternatives.

Further, Section 15126.6(b) Guidelines state:

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

Alternatives evaluated in this EIR include the following:

Alternative 1: No Project/No Development Alternative
Alternative 2: No Project/Continuation of Uses Allowed By Existing General Plan

Alternative 3: Reduced Project Alternative-Option 1—Under this alternative, The Ripcurl Project
would preserve the planned 440 residential units and eliminate the 10,000 sf of retail use.

Alternative 4: Reduced Project Alternative-Option 2—Under this alternative, The Ripcutl Project
would be reduced to 385 residential units and 8,500 sf of commercial/retail space.

2.7 SUMMARY OF IMPACTS AND MITIGATION MEASURES

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

City of Huntington Beach The Ripcurl Project EIR 2-5
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