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October 19, 2017 

NOTICE OF PREPARATION 

To: Agencies, Organization, and Interested Parties 

Subject:  Notice of Preparation of a Draft Program Environmental Impact Report (EIR) for the 
Magnolia Tank Farm (MTF) Project  

Lead Agency: Consulting Firm: 
    
Agency Name: City of Huntington Beach Firm Name: Psomas 
Street Address: 2000 Main Street Street Address: 3 Hutton Centre Drive, Suite 

200 
City/State/Zip: Huntington Beach, CA 

92648 
City/State/Zip: Santa Ana, CA 92707 

Contact: Ricky Ramos 
Senior Planner 

Contact: Alia Hokuki, AICP 
Project Manager 

The City of Huntington Beach announces the preparation of an Environmental Impact Report (EIR) 
for the following Project, as defined by the California Environmental Quality Act (CEQA) and set forth 
in Public Resources Code Section 21065. A description of the Project, as well as a listing of the 
environmental topics that are proposed to be analyzed in the EIR, is provided in this Notice of 
Preparation (NOP). We need to know your views as to the scope and content of the environmental 
information proposed to be included in the EIR to address the Project’s potential environmental 
effects.  

This EIR is intended to serve as a Program EIR under CEQA. Section 15165 of the State CEQA 
Guidelines states, “where individual projects are, or a phased project is, to be undertaken and where 
the total undertaking comprises a project with significant environmental effect, the Lead Agency shall 
prepare a single program EIR for the ultimate project as described in Section 15168.” 

SCOPING MEETING: Pursuant to Section 21083.9 of the Public Resources Code, a Scoping Meeting 
will be held for the general public and responsible and trustee public agencies. The purpose of the 
Scoping Meeting is to learn about the proposed Project, review the anticipated scope of the Program 
EIR, and assist the City in identifying the range of actions, alternatives, mitigation measures, and 
potentially significant effects to be analyzed in depth in the Program EIR. Below, the date, time, and 
location of the Scoping Meeting are provided. 

Scoping Meeting Date 
Tuesday, November 7, 
2017 

Scoping Meeting Time 
3:00 to 4:00 P.M. (for agencies) 
6:00 to 7:00 P.M. (for public) 

Scoping Meeting Location 
Edison Community Center 
21377 Magnolia Street 
Huntington Beach, CA 92646 
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PUBLIC REVIEW AND COMMENT PERIOD: A 30-day public review period for submitting comments 
on the scope of the EIR is: 

Starting Date: Thursday, October 19, 2017 

Ending Date: Monday, November 20, 2017 

All comments need to be mailed or submitted no later than 5 p.m. on November 20, 2017. Please send 
your response, including your name, address, and concerns, to: 

Ricky Ramos, Senior Planner 
City of Huntington Beach 

Community Development Department 
2000 Main Street, Huntington Beach, CA 92648 

Or via email to: rramos@surfcity-hb.org 

A copy of the NOP describing the Project and potential environmental effects is also available at the 
following locations: 

 City of Huntington Beach Community Development Department, 2000 Main Street, 
Huntington Beach, California 92648 

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

 HB Public Library Banning Branch, 9281 Banning Avenue, Huntington Beach, California 
92646 

 The City’s website: 
http://www.huntingtonbeachca.gov/government/departments/planning/major/ 

PROJECT TITLE: MAGNOLIA TANK FARM  

PROJECT APPLICANT: SLF HB-Magnolia, LLC, 2 Park Plaza, Suite 700, Irvine, CA 92614 

PROJECT LOCATION: 21845 Magnolia Street, Huntington Beach, CA 92646. See Exhibit 1, Project 
Location and Vicinity. 

PROJECT DESCRIPTION: The Applicant has proposed two scenarios for the redevelopment of the 
Magnolia Tank Farm Project (“Project”) site: Scenario 1 (Mixed-Use) would consist of a 230,000-
square-foot lodge that includes 175 guest rooms and guesthouse-s t y le ,  b u d g e t - o r i e nt e d ,  
family/group overnight accommodations with 40 beds and ancillary resident and visitor-serving 
retail and dining; up to 250 for sale, residential units (at 15 dwelling units/acre); 2.8 acres of Coastal 
Conservation area to provide a buffer for the adjacent wetlands; and 2.6 acres of park. The Project 
will also provide off-site sidewalk, parkway, and curb improvements to Magnolia Street between the 
Project site and Hamilton Avenue and on Hamilton Avenue from Magnolia Street to the western 
driveway onto the ASCON property (the landfill site to the north).  

Scenario 2 (Residential) would consist of the redevelopment of the MTF Project site with up to 250 
for sale, residential units, parks, and open space only. This scenario would not include the visitor- 
and resident-serving uses. All other Project components, including the number of residential units 
and parks and open space described above under Scenario 1, would remain the same. 

mailto:rramos@surfcity-hb.org
http://www.huntingtonbeachca.gov/government/departments/planning/major/
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In order to implement the Project, the following approvals would be required: 

 Final EIR certification to provide CEQA clearance for the proposed MTF development  

 General Plan Amendment (GPA) to amend the existing designation of Public (P) to allow for 
Commercial Visitor (CV) (Scenario 1 only), Residential Medium Density (RM), Open Space–
Park (OS-P), and Open Space – Conservation (OS-C) with a Specific Plan Overlay. 

 Zoning Map Amendment (ZMA) to amend the existing designation of Public-Semipublic 
with Oil Production Overlay and Coastal Zone Overlay (PS-O-CZ)_to Specific Plan with 
Coastal Zone Overlay (SP-18-CZ) 

 Zoning Text Amendment (ZTA) to establish a Specific Plan for the Project site which would 
establish the land use, development standards, and design guidelines for the proposed MTF 
development 

 Local Coastal Program Amendment to amend the City’s LCP pursuant to the GPA, ZMA, and 
ZTA 

 Future entitlement applications for the construction of the project such as Conditional Use 
Permit, Coastal Development Permit, Tentative and Final Tract Map(s) 

PROJECT LOCATION AND SETTING: The 29-acre MTF Project site is located at 21845 Magnolia 
Street, on the west side of Magnolia Street at Banning Avenue in the southeastern area of Huntington 
Beach in western Orange County, California. The City of Huntington Beach occupies approximately 
27.3 square miles of land area, and it is surrounded by the cities of Westminster to the north; Seal 
Beach to the northwest; Fountain Valley to the east; and Costa Mesa to the southeast. The Pacific 
Ocean borders the City to the west. The Project site location and vicinity are depicted on Exhibit 1. 
Regional access to the City is provided by Interstate 405 (I-405) to the north; State Route 1 (SR-1) to 
the west; and State Route 39 (SR-39), which bisects the City running north to south. Local access is 
from Magnolia Street with Hamilton and SR-1 being the nearest east-west access routes. 

EXISTING CONDITIONS: Existing characteristics of the Project site are summarized in Table 1. The 
Project site consists of two parcels; is approximately 29 acres in size; and is located at 21845 
Magnolia Street (Parcel 1: APN 114-150-36; Parcel 2: APN 114-481-32). The site is relatively flat and 
generally slopes from northwest to the southeast with an average elevation of +8.4 feet (North 
American Vertical Datum [NAVD] 1988). 

The site is currently graded and being used as a staging area for the demolition of the AES Southland 
power generating facility and construction of the replacement plant. From 1972 to 2009, the MTF 
site was used as a fuel oil storage facility with three aboveground, 45-foot tall, 300-foot diameter, 25-
million-gallon fuel storage tanks, and other oil-related infrastructure including roads, pipelines and 
ancillary buildings. The oil storage tanks provided fuel for the adjacent power generating facility 
(currently owned by AES Southland) until that facility was converted to a natural gas facility in the 
1990s. The demolition of the tanks was completed in July 2017.   
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TABLE 1 
SUMMARY OF EXISTING SITE CHARACTERISTICS 

Component Relevant Information 

Property Owner SLF HB-Magnolia, LLC 

Assessor’s Parcel Number (APN) Parcel 1: APN 114-150-36 
Parcel 2: APN 114-481-32 

Site Area 29 acres  

Existing Land Use Graded, undeveloped 

Topography Relatively flat; generally slopes from the northwest 
to the southeast with an average elevation of 
approximately +8.4 feet (NAVD 1988)  

Zoning Designation Public-Semipublic – Oil Overlay – Coastal Zone 
Overlay (PS-O-CZ) 

General Plan Designation Public (P) 

On the eastern end of the site, adjacent to Magnolia Street, is a private, landscaped setback area 
comprised of turf, ornamental trees, decorative rocks and an earthen berm, which provides some 
visual screening of the site. This landscaped area is commonly referred to as the Squirrel Park, though 
this is not an official park (public or private). The site is separated from the inland metal sheet pile 
bank of the Huntington Beach Channel by a chain link fence, a gated maintenance road, and an 
unpaved, bare earth strip abutting the Project site boundary. Near the midpoint of the western 
property line is a concrete bridge extending across the Huntington Beach Channel to the Magnolia 
Marsh. The property has an appurtenant access easement over the bridge and beyond.  

The Project site is surrounded by single-family residences to the east across Magnolia Street; a flood 
control channel and wetlands to the southwest; the AES Southland power generating facility to the 
west; and the ASCON landfill to the north. Magnolia Street intersects with Pacific Coast Highway 
(PCH), which is an entry point to Huntington State Beach, approximately 1,200 feet south of the MTF 
site.  

The site has a current General Plan land use designation of Public (P) and is zoned Public Semipublic 
– Oil Production Overlay – Coastal Zone Overlay (PS-O-CZ). Surrounding zoning designation are 
Residential Low Density - Coastal Zone Overlay (RL-CZ) to the east across Magnolia Street, which 
allows for single-family residential; Public-Semipublic - Oil Production - Coastal Zone Overlay (PS-O-
CZ), Coastal Conservation – Oil Production – Coastal Zone – Floodplain Overlay (CC-O-CZ-FP2), and 
Industrial General - Oil Production - Coastal Zone – Floodplain Overlay (IG-O-CZ-FP2) to the west and 
southwest across Huntington Beach Channel; and Specific Plan Designation – Coastal Zone Overlay 
(SP-10-CZ) immediately to the north. In the General Plan, the area immediately to the north is 
designated as Residential Medium Density (RM-SP); the area to the east across Magnolia Street is 
designated Residential Low Density (RL); the areas across Huntington Beach Channel are designated 
Public (P) and Open Space-Conservation (OS-C); and an area to the southeast is designation as Open 
Space-Park (OS-P).  

PROPOSED PROJECT IMPROVEMENTS: Two development scenarios for the redevelopment of the 
MTF site are proposed.  

Under Scenario 1 (Mixed-Use), the Specific Plan will establish a land use plan, development standards 
and guidelines to allow for the creation of the proposed mixed-use development. The Planning Area 
Map for this scenario consists of four Planning Areas, including Coastal Conservation (CC); Open 
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Space-Parks and Recreation Subdistrict (OS-PR); for-sale Residential (RES); and Visitor-Serving 
Commercial (VSC). Scenario 1 proposes development of a mixed-use community that includes a 
230,000 square-foot lodge that includes a maximum of 175 guest rooms and guesthouse-style, 
budget-oriented, family/group overnight accommodations with 40 beds, and ancillary resident- and 
visitor-serving retail and dining; up to 250-unit for-sale, residential village (at 15 dwelling units per 
acre); 2.8 acres of Coastal Conservation area adjacent to Magnolia Marsh; and 2.6 acres of park. In 
addition, the Specific Plan designates the area adjacent to Magnolia Street (commonly referred to as 
Squirrel Park) as Open Space Park along the Project site’s entire eastern boundary. This open space 
area contains a pedestrian trail that will link the Project’s visitor-serving and residential uses to a 
pedestrian trail that will be constructed within the Open Space Conservation area adjacent to the 
Huntington Beach Channel and the Magnolia Marsh. The maximum development proposed to be 
permitted under Scenario 1 is shown in Table 2, Planning Area Summary Table, and Planning Area 
Map is depicted in Exhibit 2. 

TABLE 2 
PLANNING AREA SUMMARY, SCENARIO 1 

Development 
Types 

Maximum 
Density/Intensity 

Gross 
Acres 

Maximum 
Development 

Total Open 
Space Acres 

Coastal Conservation (CC) 

CC Area - 2.8 - 2.8 

Open Space Parks & Recreation (OS-PR) 

Parks - 2.6 - 2.6 

Visitor-Serving Commercial (VSC) 

Lodge1 175 guest rooms 

3.6 

≤ 230,000 gsf  
(211,000 gsf 

Lodge + 
Guesthouse and 

19,000 gsf retail) 

- 
Guesthouse2 40 beds 

For-Sale Residential (RES) 

Residential3 15 du/ac 16.7 250 units - 

Miscellaneous 

Private Streets - 3.3 - - 

GRAND TOTAL 175 guest rooms; 
40 guesthouse 
beds; 15 du/ac 

29.0 250 units 5.4 

gsf: gross square feet; du/ac: dwelling units per acre; ROWs: rights-of-way 

1 The lodge shall not be converted to Limited Use Overnight Visitor Accommodations (timeshares) and shall not 
exceed four stories above a parking garage. 

2 Guesthouse provides budget-oriented overnight family/group accommodations (e.g., youth sports and other 
civic group organizations). 

3 Residential (RES) will not exceed three stories and no apartments are permitted. 
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Scenario 2 (Residential) would eliminate the lodge, guest house, and retail components and would 
include a residential development at a maximum of 250 residential units. All other Project 
components, including park and open space described above under Scenario 1, would remain the 
same. The maximum development proposed to be permitted under Scenario 2 is shown in Table 3, 
Planning Area Summary Table, and Planning Area Map is depicted in Exhibit 3. 

TABLE 3 
PLANNING AREA SUMMARY, SCENARIO 2 

Development 
Types 

Maximum 
Density/Intensity 

Gross 
Acres 

Maximum 
Development 

Total Open 
Space Acres 

Coastal Conservation (CC) 

CC Area - 2.8 - 2.8 

Open Space Parks & Recreation (OS-PR) 

Parks - 2.6 - 2.6 

Residential (RES) 

Residential1 15 du/ac 20.3 250 units - 

Miscellaneous 

Miscellaneous Roads & 
ROWs 

- 3.3 - - 

GRAND TOTAL - 29.0 250 units 5.4 

du/ac: dwelling units per acre; ROWs: rights-of-way 

1 RM Residential will not exceed three stories and no apartments are permitted. 

Additionally, the following features and assumptions would be common to both scenarios: 

Primary vehicular access to the Project site would be provided from the intersection of Magnolia 
Street and Banning Avenue. A secondary access point is located just north of the intersection. Internal 
circulation would be provided via a loop street designed with on-street parking, pedestrian links and 
open spaces. The Project would also provide off-site sidewalk, parkway, and curb improvements to 
Magnolia Street between the Project site and Hamilton Avenue and on Hamilton Avenue from 
Magnolia Street to the western driveway onto the ASCON property (the landfill site to the north).  

The Project would also include the required infrastructure to serve the development. This would 
entail installation of on-site storm drain, water quality, water, sewer, electricity, natural gas, and 
telecommunications infrastructure systems to serve the proposed land uses. The on-site utility 
infrastructure would connect to existing utilities in the vicinity of the Project site or new utility lines 
that would be installed in the roadways adjacent to or within the Project site. In addition, curb, gutter, 
sidewalk and parkway improvements are planned along the west side of Magnolia Street from the 
Project site to Hamilton Avenue for the purpose of improving pedestrian circulation and aesthetic 
appearance in the area. 

To date, the Project has been developed in consideration of future sea level rise based on information 
in the California Coastal Commission 2015 Sea Level Rise Policy Guidance document, including site 
vulnerability and adaptation to sea level rise.  

It is expected that construction of the proposed Project would be initiated in 2020. The Project would 
be phased based on market demands, but it is expected that development would be completed within 
approximately five years. Grading of the entire site would be done as one phase; however, the timing 
of building construction will depend on market conditions at that time. 
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PROJECT APPROVALS: The proposed Project would require a public hearing and approval by the 

City of Huntington Beach Planning Commission and City Council. In addition to the City of Huntington 

Beach, which is the lead agency under CEQA, other discretionary approvals and permits would be 

required. Table 4, below, identifies these permits and approvals to the extent that they are known to 

the City of Huntington Beach at the time this NOP was prepared.  

TABLE 4 
MAJOR PROJECT APPROVALS REQUIRED 

Agency Approvals  

Lead Agency  

City of Huntington Beach  EIR Certification 
 Specific Plan Adoption 
 General Plan Amendment (GPA) 
 Zoning Map Amendment (ZMA) 
 Zoning Text Amendment (ZTA) 
 Conditional Use Permit 
 Coastal Development Permit 
 Tentative and Final Tract Map(s) 
 Development Agreement  

Responsible Agencies  

California Coastal Commission  Local Coastal Program Amendment to amend the 
City’s LCP pursuant to the GPA, ZMA, and ZTA 

California Regional Water Quality 
Control Board, Santa Ana Region 
(RWQCB) 

 National Pollutant Discharge Elimination System 
(NPDES) permit for stormwater discharge 

 Clean Water Act Section 401 Certification, if 
required 

Orange County Flood Control 
District 

 Discharges and connections into the Huntington 
Beach Channel  

South Coast Air Quality Management 
District (SCAQMD) 

 Permits, as necessary 

PROBABLE ENVIRONMENTAL EFFECTS OF THE PROJECT: Consistent with CEQA Guidelines 
Section 15060 the City conducted a preliminary review of the proposed Project and determined that 
the Project could potentially result in significant effects on the environment and that an EIR is 
required. This determination is based upon the criteria of the CEQA Guidelines, Section 15063 (Initial 
Study), 15064 (Determining Significant Effect), and 15065 (Mandatory Findings of Significance). The 
purpose of the EIR is to provide information about potential significant physical environmental 
effects of the proposed Project; to identify possible ways to minimize the significant effects; and to 
describe and analyze possible alternatives to the proposed Project. At this time, we anticipate that 
the following topics will be analyzed in the EIR: Aesthetics, Air Quality, Biological Resources, Cultural 
Resources, Geology and Soils, Greenhouse Gas Emissions, Hazards and Hazardous Materials, 
Hydrology and Water Quality, Land Use and Planning, Noise, Public Services, Recreation, 
Transportation/Traffic, and Utilities and Service Systems. It is anticipated that no impacts associated 
with Agricultural and Forestry Resources and Mineral Resources would occur as a result of the 
Project, and therefore, a determination to that effect will be made in the EIR. 

EIR PROCESS: The Draft EIR will take into account input received at the Scoping Meeting and 
comments submitted on the NOP. The Draft EIR is intended to analyze and disclose the potential 
environmental impacts of the proposed Project and identify mitigation measures and alternatives 
that would reduce or avoid significant impacts. The Draft EIR will be available for public review for a 
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period of 45-days during which public agencies and members of the public may review and comment 
on the Draft EIR. Comments received on the Draft EIR will be reviewed and addressed within the 
Final EIR, which will consist of the Draft EIR; Responses to Comments and Errata or changes to the 
Draft EIR; and all additional technical reports or follow up documentation that is needed. The 
Huntington Beach Planning Commission will hold a public hearing on the Final EIR and make a 
recommendation to the City Council regarding the Final EIR. The City Council will hold its own public 
hearing on the Final EIR and make its own determination on certification of the Final EIR for the 
proposed MTF Project and associated entitlements. 


