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HUNTINGTON BEACH

TO: Planning Commission

FROM: Scott Hess, AICP, Director of Planning
BY: Jane James, Senior Planner QY
DATE: September 23, 2008

SUBJECT:  ENVIRONMENTAL IMPACT REPORT NO. 07-003 (THE VILLAGE AT BELLA
TERRA)

LOCATION: 7777 Edinger Avenue (between Edinger Avenue and Center Avenue, west of existing
Bella Terra development and east of Union Pacific Rail Road)

%

PROJECT REQUEST AND SPECIAL CONSIDERATIONS

The applicant, BTDJM Phase II Associates, LLC, proposes General Plan Amendment (GPA) No. 07-01
and Zoning Text Amendment (ZTA) No. 07-02 for The Village at Bella Terra that would facilitate the
development of a mixed-use project. In general, this project is a proposal to increase the maximum
development density, increase the maximum number of stories, establish mixed-use zoning, and create
residential development standards in Specific Plan No. 13. The 15.85 acre site (after a future lot line
adjustment) is located between Edinger Avenue and Center Avenue, just west of the existing Bella Terra
mall, and just east of the Union Pacific rail road line.

In accordance with the California Environmental Quality Act (CEQA), Environmental Impact Report
(EIR) No. 07-003 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. 07-003 represents a request to analyze the potential environmental
impacts associated with:

Amending the General Plan as follows:

m Allow horizontally integrated mixed-use in addition to the currently allowed vertical mixed-use.

m Increase the allowable residential density from the currently allowed 25 dwelling units per acre
(dw/acre), or 396 current residential units, up to a maximum 45 du/acre (with limitations
specified below).

m Increase the allowable commercial floor area ratio (FAR) from the current 0.5, or 345,213
current commercial square feet, to a maximum 0.6 commercial FAR (with limitations specified
below).

m Increase the allowable total building FAR from the current 1.5, or 1,035,639 current overall
square feet to 1.75 maximum FAR, or 1,208,245 square feet of total commercial and residential
development.
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m Increase the maximum number of stories from the currently allowed maximum of four stories to
six stories on a majority of the project site, and up to a maximum of ten stories on a portion of
the site.

The proposed General Plan designation would be CR-F2-sp-mu (F14). The newly established F14 FAR
category would specify an overall maximum mixed use building area FAR of 1.75. The maximum
commercial development and residential density would be limited to only one of the following
development combinations, not both, on the project site. The new General Plan development potential
(established by one of the two following combinations) would be detailed in both the Land Use Density
and Intensity Schedule and General Plan Subarea 5a:

Option 1 (Increased Residential): Maximum total building area floor area ratio of 1.75,
commercial FAR of 0.2, and 45 du/acre, which would permit a maximum of 138,085 square feet
of commercial uses and 713 residential units, OR

Option 2 (Increased Commercial): Maximum total building area floor area ratio of 1.75,
commercial FAR of 0.6, and 34 du/ acre, which would permit a maximum of 414,255 square feet
of commercial uses and 538 residential units.

The current General Plan designation allows a mixed use total FAR of 1.5, commercial FAR of 0.5 , and
25 du/acre, which currently permits 345,213 square feet of commercial development and 396 residential
units.

The project consists of the following entitlements:
General Plan Amendment No. 07-01 represents a request for the following:

* To amend the General Plan Land Use designation from the current CR-F2-sp-mu-(F9) (Regional
Commercial-0.5-FAR-Specific Plan Overlay-Mixed Use Overlay-1.5 FAR [MU-0.5{C}/25
du/acre]) to the proposed CR-F2-sp-mu (F14) (Regional Commercial-Specific Plan Overlay-
Mixed Use Overlay-maximum 1.5 total FAR [within either Option 1: 0.2 Commercial FAR/45
du/acre or Option 2: 0.6 Commercial FAR/34 du/acre]) designation.

Zoning Text Amendment No. 07-02 represents a request for the following:
* To amend the HBZSO by amending Specific Plan No. 13-Bella Terra Huntington Beach to
establish residential and mixed use design and development standards.

CURRENT LAND USE, ZONING AND GENERAL PLAN DESIGNATIONS

Subject Property CR-F2-sp-mu-~(F9) (Regional Specific Plan No. 13-The | Vacant Commercial-
Commercial-0.5-FAR-Specific | Crossings at Huntington | Former Montgomery
Plan Overlay-Mixed Use Beach Ward

Overlay-1.5 FAR [MU-

0.5{C}/25 du/acre])
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North of Subject M-sp (Mixed Use-Specific Plan | Specific Plan No. illage
Property (across Center | Overlay) North Huntington Center
Avenue) Specific Plan
West of the Subject CR-F2-d (Commercial CG (Commercial Vacant Retail Building
Property Regional-0.50 Floor Area General) (former Levitz Furniture
Ratio-Design Overlay) and CR- Store) and College
F1-d (Commercial Regional- Country Center (site of
0.35 Floor Area Ratio-Design the proposed The Ripcurl
Overlay) project)
East of Subject CR-F2-sp-mu (F9) Specific Plan No. 13-The | Bella Terra Mall
Property (Commercial Regional—0.50 Crossings at Huntington
Floor Area Ratio—Specific Beach
Plan Overlay—Mixed Use
Overlay
South of Subject CR-F2-d (Commercial CG (Commercial Retail Buildings
Property (across Regional—0.50 Floor Area General)
Edinger Avenue) Ratio—Design Overlay)

The 15.85-acre site (after a future lot line adjustment) is currently developed with a vacant Montgomery
Ward building and associated auto repair facility.

APPLICATION PROCESS AND TIMELINES

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

Draft EIR: July 11, 2008 Within 1 year of complete application; July 11, 2009
General Plan Amendment: Not Applicable Not Applicable

Zoning Text Amendment: Not Applicable Not Applicable

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. A second
Planning Commission study session is scheduled for September 23, 2008. The formal public hearing is
tentatively scheduled for October 14, 2008.

CEQA ANALYSIS/REVIEW

In accordance with the California Environmental Quality Act (CEQA), EIR No. 07-003 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 Draft EIR was distributed to the Planning
Commission for review at the start of the 45-day public comment period on July 11, 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.
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The document must be adopted and certified by the Planning Commission prior to any action on General
Plan Amendment No. 07-001 and Zoning Text Amendment No. 07-002. 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:

February 2008 Staff conducted an initial study and determined that an EIR
would be required.

March 17, 2008 A Notice of Preparation was filed with the State Clearinghouse to
notify public of intent to prepare an EIR.

March 17, 2008 to April 15, 2008 Initial Study/Notice of Preparation available for 30 day public
review and comment period.

March 26, 2008 A Public Scoping Meeting was held to solicit comments and
issue areas to be studied in the EIR.

July 11, 2008 A Notice of Completion was filed with the State Clearinghouse.

July 11, 2008 to August 25, 2008 Draft EIR available for public review and comment for forty-five
days.

July 30, 2008 A Public Comment Meeting was held to solicit comments on the
adequacy of the Draft EIR.

Tentative October 14, 2008 Public hearing is scheduled before Planning Commission to

Certify EIR No. 07-003.

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
= Biological Resources
= Cultural Resources
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= Geology and Soils

= Hazards and Hazardous Materials
= Hydrology and Water Quality

= Public Services

= Recreation

= Utilities and Service Systems

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

= Air Quality

= Noise

* Population and Housing
» Transportation/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,
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:

Air Quality
* Project Specific — Peak construction activities would generate air emissions that exceed SCAQMD
thresholds.
= Project Specific — Daily operations would generate air emissions that exceed SCAQMD
thresholds.

* Project Specific — Construction activities would generate air emissions that would exceed
localized significance thresholds for CO, NO2, PM10 and PM 2.5.

* Cumulative — Daily operations would result in net increase of criteria pollutant for which the
project region is in nonattainment.

Noise
* Project Specific — Pile driving activities would result in substantial temporary increase in ambient
noise levels.
®= Cumulative — Pile driving activities would result in construction related temporary increases in
ambient noise levels, resulting in a cumulative impact.

Population and Housing

= Cumulative — All cumulative residential development contributes to the substantial exceedance of
SCAG population projections for the City for 2015.

Traffic
= Project Specific — Under Year 2014 conditions, the project would contribute to projected
deficiencies on the I-405 freeway.
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Subject Site

VICINITY MAP
ENVIRONMENTAL IMPACT REPORT NO. 07-03
(THE VILLAGE AT BELLA TERRA - 7777 EDINGER AVENUE)
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CHAPTER 2  Summary

2.1 PURPOSE OF THE SUMMARY

This section summatizes the characteristics of the proposed Village at Bella Terra 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 requirements (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

Implementation of the proposed project would result in a GPA to allow horizontally integrated mixed-
use development in addition to the currently allowed vertical mixed-use development, to increase the
total mixed use building FAR from 1.5 to 1.75, allowing an additional 172,606 square feet (sf) beyond the
1,035,639 sf that is currently allowed. Within this total building square footage limitation, the maximum
residential density would increase from 25 dwelling units per acre (du/ac) to 45 du/ac. This increase
would allow for a maximum of 317 additional units on the site, beyond the 396 units that are currently
allowed.

The GPA would be structured such that under the maximum residential density scenario, the maximum
amount of permitted commercial square footage would decrease from 345213 sf to 138,085 sf.
Conversely, if a smaller residential density is chosen, the maximum amount of commercial square footage
that could be built would increase from 345,213 sf to 414,255 sf. The GPA would also increase the
maximum number of stories from the cutrently allowed maximum of four stories to ten stories.

Concutrently, a ZTA would be required to allow residential uses and establish residential design and
development standards in Specific Plan No. 13. Both the GPA and ZTA are subject to approval by the
Planning Commission and City Council.

City of Huntington Beach The Village at Bella Terra EIR 21
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Chapter 2 Summary

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 superior 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 supetior 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 are 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.

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

m Avoiding the impact by not taking a certain action or parts of an action
® Minimizing impacts by limiting the degree or magnitude of the action and its implementation
m Rectifying the impact by repairing, rehabilitating, or restoting the impacted environment

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

m Compensating for the impact by replacing or providing substitute resources ot 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, 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
requirements that would be imposed on the proposed project; only those CRs relevant to the
environmental analysis are included.

2-2 City of Huntington Beach The Village at Bella Terra EIR
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2.5

Chapter 2 Summary

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 Chapter 4 (Environmental Analysis) of this
document.
m Air Quality
> Project Specific—Peak construction activities associated with Option 1 or Option 2 of the

proposed project would generate air emissions that exceed SCAQMD thresholds.

Project Specific—Daily operation of either Option 1 or Option 2 of the proposed project
would generate air emissions that exceed SCAQMD thresholds.

Project Specific—Construction activities associated with implementation of either Option 1 or
Option 2 of the proposed project would generate emissions that would result in an exceedance
of localized significance thresholds for CO, NO2, PM10, and PM2.5 established by the
SCAQMD, and, therefore, could expose sensitive receptors to substantial pollutant
concentrations.

Cumulative—The proposed project would result in a cumulatively considerable net increase of
any criteria pollutant for which the project region is in nonattainment under an applicable
federal or State ambient air quality standard (including releasing emissions which exceed
quantitative thresholds for ozone precursors).

m Noise

>

>

Project Specific—Pile driving activities associated with the proposed project would result in a
substantial tempotary increase in ambient noise levels.

Cumulative—The proposed project’s construction-related temporary increases in ambient
noise levels (e.g., pile driving) would result in a cumulative impact.

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 proposed project would have a considerable contribution to the cumulative
impact.

m Traffic

>

Project Specific— Under Year 2014 conditions, operation of either Option 1 or Option 2 of
the proposed project could contribute to projected deficiencies on the I-405 freeway.

Project Specific— Implementation of either Option 1 or Option 2 of the proposed project
would contribute to projected regional freeway deficiencies in 2030, which is considered an
increase in traffic that is substantial in relation to the existing traffic load and capacity of the
street system.

> Cumulative—Because the proposed project would contribute traffic to the projected freeway
deficiencies, the project’s conttibution to this cumulative is considerable.
City of Huntington Beach The Village at Bella Terra EIR 2-3
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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 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
mote costly.

Alternatives evaluated in this EIR include the following:

m Alternative 1: No Project/No Development Alternative
m Alternative 2: No Project/Reasonably Foreseeable Development (Current General Plan)
m Alternative 3: Reduced GPA/ZTA Alternative

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.

2-4 City of Huntington Beach The Village at Bella Terra EIR
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DRAFT EIR NO. 07-003 (THE VILLAGE AT BELLA
TERRA) IS AVAILABLE FOR REVIEW AT:

City of Huntington Beach
Planning Department
2000 Main Street
Huntington Beach, CA 92648

City of Huntington Beach
City Clerk’s Office
2000 Main Street
Huntington Beach, CA 92648

City of Huntington Beach
Central Library and Cultural Center
7111 Talbert Avenue
Huntington Beach, CA 92648

City of Huntington Beach website: http://www.surfcity-
hb.org/CityDepartments/planning/major/
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