_ City of Huntington Beach Planning & Building Department

HUNTINGTON BEACH

TO: Planning Commission

FROM: Scott Hess, AICP, Director of Planning & Building
BY: Jennifer Villasenor, Senior Plannerﬁ/

DATE: January 11, 2011 ’

SUBJECT: ENVIRONMENTAL IMPACT REPORT NO. 10-002 (MURDY COMMONS
MIXED USE PROJECT)
APPLICANT: City of Huntington Beach, 2000 Main Street, Huntington Beach, CA 92648

PROPERTY
OWNER: Freeway Industrial Park, 2032 La Colina Drive, Santa Ana, CA 92705

LOCATION: 7441 Edinger Avenue, Huntington Beach, CA 92647 (northeast corner of Edinger
Avenue and Gothard Street — former Levitz Furniture site)

PROJECT REQUEST AND SPECIAL CONSIDERATIONS

In accordance with the California Environmental Quality Act (CEQA), Environmental Impact Report
(EIR) No. 10-002 was prepared by PBS&J to analyze the potential environmental impacts associated with
the Murdy Commons Mixed Use Project as well as identify appropriate mitigation measures. The draft
EIR analyzes development of up to 984 dwelling units and 60,000 square feet of commercial area on a
12.5-acre site consisting of four contiguous parcels.

Project improvements involve the development of six blocks connected by a network of new streets and
sidewalks oriented around a centrally located 0.75-acre public open space area. Development on each
block would consist of four- to six-story buildings with three to five floors of one and two bedroom
apartment units over street level live/work or retail units. A total of 1,979 parking spaces would be
provided on the project site in subterranean and above-grade parking structures as well as surface parking
spaces along the proposed new streets. In addition, on-street parallel parking spaces are proposed on
Gothard Street along the project site’s frontage. Other project features include a new frontage road with
angled parking spaces and pedestrian walkways along Edinger Avenue, infrastructure/utility
improvements and consolidation of project site parcels. All existing improvements on the project site
would be demolished.

APPLICATION PROCESS AND TIMELINES

DATE OF COMPLETE APPLICATION: MANDATORY PROCESSING DATE(S):
e Draft EIR: November 2, 2010 e Within 1 year of complete application:
November 2, 2011
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CEQA ANALYSIS/REVIEW

In accordance with the California Environmental Quality Act (CEQA), EIR No. 10-002 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. The proposed project is located within the
Beach and Edinger Corridors Specific Plan (BECSP), adopted in April 2010. Development on the project
site was included in the Notice of Preparation for the BECSP EIR and analyzed as part of the larger scope
of development contemplated in the BECSP EIR (Program EIR No. 08-008), which anticipated
approximately 1,250 dwelling units and 60,000 square feet of commercial area on the project site. As
such, the analysis in Draft EIR No. 10-002 is tiered from the BECSP Program EIR where appropriate.

The Draft EIR was distributed to the Planning Commission for review at the start of the 45-day public
comment period on November 4, 2010. 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 required CEQA procedure that was followed is outlined below:

July 2009 Staff conducted an initial study and determined that an EIR would be
required.
July 31, 2009 A Notice of Preparation was filed with the State Clearinghouse to

notify public of intent to prepare an EIR.

July 31, 2009 to August 31, 2009 Initial Study/Notice of Preparation available for 30 day public review
and comment period.

August 21, 2009 A Public Scoping Meeting was held to solicit comments and issue
areas to be studied in the EIR.

November 4, 2010 A Notice of Completion was filed with the State Clearinghouse.

November 4, 2010 to December Draft EIR available for public review and comment for forty-five
20, 2010 days.

December 7, 2010 A Public Comment Meeting was held to solicit comments on the
adequacy of the Draft EIR.
Tentative February 8, 2011 Public hearing is scheduled before Planning Commission to Certify

EIR No. 10-002.

The environmental impact report discusses potential adverse impacts in the areas described on the
subsequent pages of this report. The direct, indirect and cumulative impacts of the proposed project are
addressed, as are the impacts of project alternatives. While the City does not have a pending site plan
review application for construction of the proposed project, the scope and design of the Murdy Commons
Mixed Use Project was provided by the property owner based upon the development potential that was
analyzed and certified in the BECSP Program EIR, which contemplated 276 more dwelling units and the
same amount of commercial square footage on the site. It should be noted, however, that the City has
received a site plan review application (SPR No. 10-004) to construct 487 apartment units with 14,500
square feet of commercial area on a majority of the project site (excludes the EZ lube parcel). The draft
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EIR must be adopted and certified by the Planning Commission prior to any action on SPR No. 10-004 or
any development project that is within the scope of development analyzed in the draft EIR and proposed
on the project site. The applicability of Draft EIR No. 10-002 to Site Plan Review No. 10-004 is briefly
described further in this section and will be discussed in greater detail at the next Planning Commission
Study Session on January 25, 2011.

Scope of EIR Analysis

As the analysis in Draft EIR No. 10-002 is tiered from the BECSP Program EIR, the environmental
impacts for certain issue areas of the project are substantially consistent with the analysis in the BECSP
Program EIR and did not require substantial additional analysis. Based on a preliminary environmental
analysis and a review of the BECSP Program EIR, the following issue areas did not require substantial
additional analysis in Draft EIR No. 10-002:

» Biological Resources = Cultural Resources

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

* Population and Housing * (limate Change

Conversely, the following issue areas were determined to require additional project-specific analysis:

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

Utilities and Service Systems

No impacts to Agricultural Resources and Mineral Resources were determined; as such, no analysis is
provided in the draft EIR.

Project Impacts

Although some issue areas required more detailed project-level analysis than others, all 15 issue areas
noted above were analyzed for potential adverse environmental impacts as a result of the proposed
project.

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
= Population and Housing

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
(refer to Attachment No. 2):

= Aesthetics =  Noise

= Biological Resources = Public Services

»  Cultural Resources = Recreation

= Geology and Soils = Traffic/Transportation

=  Hazards and Hazardous Materials » Utilities and Service Systems
=  Hydrology and Water Quality »  (Climate Change
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The EIR determined that implementation of the proposed project would result in significant, unavoidable
impacts in the following issue areas:

*  Air Quality
= Traffic (cumulative only)

Alternatives

The EIR also presents alternatives to the proposed project that could avoid or reduce the severity of
impacts described in the issue areas above. Two Alternatives were evaluated in the Draft EIR and
described below:

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.

Reduced Project Alternative — This alternative assumes a reduced intensity of the project
elements at the same project site. Under the reduce 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.

Other alternatives such as alternative locations and an all commercial development alternative were
considered but rejected as infeasible. The Alternatives analysis concluded that the Reduced Project
Alternative would be considered the environmentally superior alternative.

Draft EIR Conclusions

Proposed Project:

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

= Air Quality
> Project Specific and Cumulative—Operation of the proposed project would generate emissions
that exceed the thresholds of significance recommended by the South Coast Air Quality
Management District (SCAQMD) for Volatile Organic Compounds (VOC), Nitrogen Oxides
(NOx), and Respirable Particulate Matter (PM;).

> Project Specific and Cumulative—Construction of the proposed project would expose sensitive
receptors to substantial pollutant concentrations.
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m Transportation/Traffic

> Cumulative—Operation of the proposed project would cumulatively contribute to an
unacceptable Level of Service at two City intersections (Brookhurst St./Adams Ave. & Beach
Blvd./Bolsa Ave.).

> Cumulative—Operation of the proposed project would cumulatively contribute to an increase in
delay at two Caltrans intersections (Beach Blvd./Warner Ave. & Beach Blvd./Garfield Ave.) and
would increase traffic to the 1-405 northbound loop ramp, which is currently deficient.

Reduced Project Alternative:

Similar to the proposed project, the majority of impacts associated with the Reduced Project Alternative
would be less than significant with the incorporation of mitigation measures and code requirements.
Although it should be noted that 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 compared to the proposed project yet both projects would result in less than significant
project-specific traffic impacts. In addition, the Reduced Project Alternative would eliminate significant
operational air quality impacts identified for the proposed project. However, significant short-term
construction related air quality impacts that are not anticipated for the proposed project would occur
during a 40-day grading phase with this alternative. 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. The significant adverse
impacts are as follows:

= Air Quality
> Project Specific and Cumulative—Construction of the proposed project would generate
emissions that expose sensitive receptors to substantial pollutant concentrations and exceed the

thresholds of significance recommended by the South Coast Air Quality Management District
(SCAQMD) for Fine Particulate Matter (PM, s5) and Respirable Particulate Matter (PMq).

= Transportation/Traffic

> Cumulative—Operation of the proposed project would cumulatively contribute to an
unacceptable Level of Service at two City intersections (Brookhurst St./Adams Ave. & Beach
Blvd./Bolsa Ave.).

> Cumulative—Operation of the proposed project would cumulatively contribute to an increase in
delay at two Caltrans intersections (Beach Blvd./Warner Ave. & Beach Blvd./Garfield Ave.) and
would increase traffic to the I-405 northbound loop ramp, which is currently deficient.

Notwithstanding the adoption and implementation of the recommended mitigation measures, approval of
the project or reduced project would require that a Statement of Overriding Considerations be adopted
finding that the economic and social benefits of the proposed project outweigh its potentially adverse
impacts.

Site Plan Review (SPR) No. 10-004 (Sares-Regis Group)
As previously mentioned, the City has received an application from residential developer, The Sares-
Regis Group, for development of 487 apartment units with approximately 14,500 square feet of
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commercial space, which includes a multi-tenant ground floor retail building and a 4,500 square-foot
leasing office that would be designed for conversion to retail shops. The project also consists of an
approximately one-acre recreation area, which includes a Y2-acre public open space area as required by the
BECSP. The project site is approximately 12 acres in size and is comprised of three existing parcels that
would be consolidated into one parcel. The project does not include the EZ lube parcel.

SPR No. 10-004 would require action by the Director and does not require a Planning Commission public
hearing unless appealed or referred by the Director. However, the project is subject to CEQA
compliance. Staff has reviewed the proposed Sares-Regis Group development and determined that it is
well within the scope of development analyzed in draft EIR No. 10-002. Additionally, the Sares-Regis
Group project is very similar in scope and design to the reduced development alternative in the draft EIR.
The impacts described as part of the reduced development alternative would provide an accurate
assessment of the project’s potential environmental impacts. Therefore, if the Planning Commission
certifies EIR No. 10-002, it would serve as the environmental document for CEQA compliance necessary
for action on SPR No. 10-004.

COMMENTS FROM CITY DEPARTMENTS AND OTHER PUBLIC AGENCIES

The analysis and conclusions included in Draft EIR No. 10-002 reflect and are based in part on
consultation with the Building Division in addition to the Departments of Community Services, Economic
Development, Fire, Police and Public Works.

PUBLIC MEETINGS, COMMENTS AND CONCERNS

Four people attended a public meeting that was held on December 7, 2010 during the 45-day public
review period to collect comments on the adequacy of the draft EIR. The meeting was advertised in the
Huntington Beach Independent, and notices were sent to responsible agencies, interested parties and
property owners and tenants within a 1000-foot radius of the project site. In addition, a meeting was held
on August 21, 2009 to take comments related to the scope of the environmental issues to be analyzed in
the draft EIR in conjunction with the Beach and Edinger Corridors Specific Plan (BECSP) Program EIR.
The meeting was advertised in the Huntington Beach Independent, and notices were sent to responsible
agencies, interested parties and property owners and tenants within the BECSP project area.

Consideration of development on the project site was contemplated during a series of community
meetings and workshops as part of the BECSP planning process. In addition, two City Council study
sessions, eight Planning Commission study sessions, one joint City Council/Planning Commission study
session and one Planning Commission field trip were held during the BECSP process.

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 identified mitigation
measures. All of the mitigation measures are feasible and attainable prior to, during, and after
construction. The primary issue for the Planning Commission to consider is the adequacy of the EIR in
accordance with the California Environmental Quality Act (CEQA) guidelines. 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.
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ATTACHMENTS:

1. Map of the project site

2. Chapter 2 of Draft EIR No. 10-002, dated November 3, 2010 (Summary of Impacts and Mitigation
Measures)

3. Draft EIR No. 10-002, dated November 3, 2010 — Not Attached — Available for review at the Planning
and Zoning Counter — 3" Floor, City Hall and on the website at the following link:
http://www.huntingtonbeachca.gov/Government/Departments/Planning/major/MurdyCommons.cfm
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Attachment No. 1 — Project Location
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CHAPTER 2 Summary

2.1 PURPOSE OF THE SUMMARY

This section summarizes the characteristics of the proposed Murdy Commons project (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, through the imposition of mitigation measures (MMs), or through
the implementation of alternatives to the project.

2.3 SUMMARY OF PROPOSED PROJECT

The proposed project would consist of a mixed-use, live-work residential and commercial development
on a 12.5-acre site at the northeast corner of Edinger Avenue and Gothard Street. Proposed
development would adhere to the design guidelines and the requirements of the BESCP for the Town
Center Neighborhood and Town Center Core designations. The proposed project would result in
approximately 896,154 sf of building area, distributed amongst six building pads or blocks. Development
on each block would consist of five- and six-story buildings, with three to five levels of one- and two-
bedroom residential apartment units over street level live-work units or retail uses, and structured,
subtetranean parking. The buildings fronting Edinger Avenue would be a maximum of four stories. Each
block would also include private recreational amenities, including a swimming pool and common open
space areas, as well as on-street parking. The project proposes the development of a maximum of
984 dwelling units (du) and 60,000 sf of retail uses.

Commercial uses proposed would include approximately 60,000 sf of ground floor retail, located along
the Edinger Avenue frontage and along a portion of Gothard Street at the intersection of the Gothard
Street and Edinger Avenue. The commercial uses would provide neighborhood retail and services, with a
focus on specialty goods stores, banking, restaurants, and café spaces. The proposed project would
include a 0.75-acre public park, satisfying the requirements of BECSP Section 2.6.2. The public open
space would be centrally located, and encircled by a one-way loop road, part of a proposed network of
publicly accessible streets, sidewalks, street trees, and parkway landscaping. Street improvements along
Edinger Avenue and on-street parking along Gothard Street would also be included as part of the
proposed project.

Access to the subterranean parking will be provided from the new streets. A proposed street along the
northern boundary of the project site would also provide reciprocal access to the adjacent future

City of Huntington Beach Murdy Commons EIR 2-1
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Chapter 2 Summary

Amstar/Red Oak mixed-use project site. The project would also featute a netwotk of sidewalks and
pathways that would provide pedestrian connections between adjacent future mixed-use developments,
the proposed public park, and the Bella Terra Mall across the UPRR ROW. Requited parking would be
provided at a ratio of 4 spaces per 1,000 sf for commercial uses, 2 spaces per live-work unit, and 1.75
spaces per residential dwelling unit (includes required parking for residential units and guests) for a total
of 1,979 parking spaces. Parking would be provided at grade as well as in a subterranean parking
structure beneath each block. In addition, street parking would be provided along each of the internal
roadways and angled parking spaces would be provided along the Edinger Avenue access lane that
extends the length of the southern site petimeter and along Gothard Street for the length of the project
site.

2.4 CLASSIFICATION OF ENVIRONMENTAL IMPACTS AND
DISCUSSION OF MITIGATION MEASURES

Potential environmental impacts have been classified in the following categories:

m 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 supetior project alternative

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

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

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

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

m Minimizing impacts by limiting the degree or magnitude of the action and its implementation
m 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 to project-specific mitigation measures, the proposed project is required to implement
applicable mitigation measures of the BECSP Program EIR intended to mitigate potentially significant
impacts associated with future development within the BECSP area.

The City of Huntington Beach imposes standard code requirements (CRs) for the purpose of controlling
or reducing potential environmental and/or safety issues associated with a proposed project. These CRs
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Chapter 2 Summary

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

2.5 SIGNIFICANT AND UNAVOIDABLE IMPACTS

The following significant, unavoidable impacts would result from future development of the proposed
project. A detailed discussion of these impacts can be found in Section 4.2 (Air Quality) and Section 4.13
(Transportation/Traffic) of this document.

m Air Quality

> Project Specific and Cumulative—Operation of the proposed project would generate
emissions that exceed the thresholds of significance recommended by the SCAQMD for VOC,
NOy, and PM,,,.

> Project Specific and Cumulative—Construction of the proposed project would expose
sensitive receptors to substantial pollutant concentrations.

m Transportation/Traffic

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

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

2.6 ALTERNATIVES

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

Desctibe 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.

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, or would be
morte costly.

Alternatives evaluated in this EIR include the following:

m Alternative 1: No Project/No Build
m Alternative 2: Reduced Project

City of Huntington Beach Murdy Commons EIR 2-3
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Chapter 2 Summary

2.7 SUMMARY OF IMPACTS AND MITIGATION MEASURES

Pursuant to Section 15123(b)(1) of the CEQA Guidelines, Table 2-1 (Summary of Environmental
Effects and Code Requirements/Mitigation Measures) contains a summary of environmental impacts
associated with the proposed project, mitigation measures that would reduce or avoid those effects, and
the level of significance of the impacts following the implementation of mitigation measures. The issue
areas that include substantial additional project-level analysis are denoted with impact numbers
representing the EIR section number and impact threshold, as typically denoted in most City of
Huntington Beach EIRs. For those sections that were determined to be consistent with the BECSP EIR
and for which substantial additional analysis was not needed, an impact number has not been assigned.
However, for ease of reference in the summaty table, these sections have been identified by their EIR
section number. For example, the summary of biological resources is noted as Impact 4.3, without a
suffix denoting a specific threshold.

2-4 City of Huntington Beach Murdy Commons EIR
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ATTACHMENT NO. 3

DRAFT EIR NO. 10-002

NOT ATTACHED

Previously Provided Under Separate Cover
And Available for Review at:
Planning & Building Department
City Clerk’s Office
Central Library
City’s website:
http://www.huntingtonbeachca.gov/Government/Departments/
Planning/major/MurdyCommons.cfm
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