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1.0 INTRODUCTION 

This document comprises the Revised Final Environmental Impact Report (EIR) which has been 
prepared to evaluate environmental impacts associated with the originally proposed Bolsa Chica 
Senior Living Community Project (originally proposed project) and the modified Bolsa Chica Senior 
Living Community Project (modified project). It is composed of the Revised Draft EIR, Technical 
Appendices, comments received during the public review period of the original Draft EIR, and 
responses to those comments. The comments received during the public review period for the 
original Draft EIR, and responses to those comments are provided in Appendix A of this document. A 
copy of the comments received during the public review period of the original Draft EIR and 
responses to those comments were included in the Final EIR which was made available on the City’s 
website in September 2023. No changes to the materials contained in Appendix A of this Revised 
Final EIR have been made since September 2023. 

Following circulation of the Draft EIR prepared for the originally proposed project, the Planning 
Commission conducted a hearing and recommended approval of the project by the City Council. The 
City Council scheduled a public hearing regarding the Draft EIR and the project for November 7, 
2023. The public hearing was continued until December 19, 2023, at which time the City Council 
postponed the public hearing to a date uncertain. Although the City Council continued the public 
hearing until a date uncertain, the public did comment on the project during the public comment 
portion of the council meetings. The project applicant also conducted two community open house 
meetings to provide an opportunity for additional public comments regarding the project. In 
response to public comments at the Planning Commission hearing, the City Council meetings, and 
the two community open house meetings, the applicant has proposed the modified project to 
address community concerns and to further reduce the potential environmental impacts associated 
with the project.  

The originally proposed project included the construction of a five-story, 298,000-square-foot State-
licensed senior living community consisting of 213 total living units on an approximately 3.10-acre 
parcel (project site).The modified project design has been revised to reduce the height and scale of 
the project to include the construction of a four-story, 200,000-square-foot State-licensed senior 
living community consisting of 159 total living units on the project site. The modified project would 
include 98,000 fewer square feet and 54 fewer living units, reduce the height of the project from 65 
feet to 50 feet, and reduce the project floor area ratio. The modified project proposes other 
changes, including a modified project access, and a reduction in parking spaces (reflecting the 
elimination of 123 Independent Living units). Refer to Chapter 3.0, Project Description, of this 
Revised Draft EIR for a comparison between the originally proposed project and the modified 
project. 

The Draft EIR has been revised to evaluate the environmental impacts associated with the modified 
project, and to provide a comparison of the potential environmental impacts associated with the 
originally proposed project and the modified project (refer to Section 2.0 of this Revised Final EIR). 
Revisions to the Draft EIR are shown in underline/strikeout in order to depict the deletions and 
additions to the originally prepared Draft EIR. Minor modifications to the text of the Draft EIR that 
were made in response to public comments and previously presented in an Errata included as part 
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of the September 2023 Final EIR, have been incorporated into the Revised Draft EIR and are also 
shown in underline/strikeout. 

This Revised Final EIR is being distributed to numerous public agencies and other interested parties 
for review and comment. The Revised Final EIR is available on the City’s website (refer to 
Chapter 2.0, Introduction, of the Revised Draft EIR for information pertaining to this 45-day public 
review and comment period. After the public review and comment period, written responses to all 
comments received pertaining to environmental issues will be prepared and included as part of the 
Revised Final EIR. As required by CEQA, responses to comments submitted by responsible public 
agencies will be distributed to those agencies for review (in accordance with Section 15088 of the 
State CEQA Guidelines) at least 10 days prior to consideration and approval of the Revised Final EIR 
by City Council. Upon completion of the Revised Final EIR and other required documentation, the 
City Council may certify the Revised Final EIR, adopt findings relative to the modified project’s 
environmental effects after implementation of mitigation measures, and approve or deny the 
modified project. 
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2.0 REVISED DRAFT EIR 
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the project site, there are no large areas of natural habitat that would facilitate migratory fish or 
wildlife movement or serve as a wildlife corridor (Threshold 4.4.d). There are no adopted Habitat 
Conservation Plans (HCP), Natural Communities Conservation Plans (NCCP), or other similar plans 
within the City (Thresholds 4.4.e and 4.4.f). Because the project site contains ornamental 
landscaping and non-native trees, which could potentially support nests and roosting for bird 
species, the proposed project would be required to implement Standard Condition BIO-1 (a 
regulatory compliance measure based on federal law related to nesting birds) to ensure that 
implementation of the proposed project would not result in impacts to nesting birds. For the 
reasons stated above, project‐related impacts with respect to biological resources are not evaluated 
further in this Revised Draft EIR. 

2.4.5 Cultural Resources 

As discussed in Section 4.5 of the IS, the project site is not located near or adjacent to any formal 
cemeteries, and there are no known human remains interred on the project site. Additionally, due 
to the developed nature of the project site, the likelihood of encountering buried cultural resources 
anywhere within the project site is very low. Therefore, such impacts are considered less than 
significant (Threshold 4.5.c). In the unlikely event that human remains are encountered during 
project grading, Standard Condition CUL-1 (a regulatory compliance measure based on State law 
related to the discovery of human remains) would be implemented to ensure that the proposed 
project has minimal impacts related to unknown buried human remains. Therefore, this topic is not 
evaluated further in this Revised Draft EIR. 

2.4.6 Geology and Soils 

As discussed in Section 4.7 of the IS, with implementation of the recommendations outlined in the 
project-specific Geotechnical Site Evaluation, Bolsa Chica Senior Living Community, Huntington 
Beach, California (Geotechnical Investigation) (April 2022)1 as required in Standard Condition GEO-1, 
and compliance with the most current California Building Standards Code, the Uniform Building 
Code, the Huntington Beach Building and Construction Code, and HAZ-1 Policy A, the proposed 
project would result in less than significant impacts related to the rupture of a known earthquake 
fault, seismic ground shaking, and seismic related ground failure (Thresholds 4.7.a.i through 
4.7.a.iii). The proposed project would not result in impacts associated with landslides (Threshold 
4.7.a.iv). In addition, the proposed project would have less than significant impacts associated with 
soil erosion or loss of topsoil (Threshold 4.7.b), ground stability (Threshold 4.7.c), and expansive soils 
(Threshold 4.7.d), and would not result in impacts related to soil capability to support the use of 
septic tanks (Threshold 4.7.e). Therefore, these topics are not evaluated further in this Revised Draft 
EIR. 

2.4.7 Hazards and Hazardous Materials 

As discussed in Section 4.9 of the IS, the proposed project would result in less than significant 
impacts related to hazards associated with the routine transport, use, or disposal of hazardous 

 
1  LANGAN. 2022. Geotechnical Site Evaluation, Bolsa Chica Senior Living Community, Huntington Beach, 

California. April 14, 2022 (Appendix G). 
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Consistent with the originally proposed project, Aa combination of shrubs, grasses, and 
groundcovers would be planted along the building perimeters flanking the community’s exterior 
walkways and within the courtyard. Under the originally proposed project, Tturf blocks would be 
planted along the fire access road at the southern end of the project site;. A a raised planter bed 
would be installed along the northern edge of the fire access road separating the building’s 
perimeter landscaping from the fire access road; . Aand a vertical wall of Indian Laurel trees (Ficus 
nitida ‘column’) would be planted along the western side of the swimming pool area to visually 
screen the existing masonry wall along the project site’s western boundary. Turf blocks and a raised 
planter bed along the fire access road, and a vertical wall of Indian Laurel tress along the western 
side of the swimming pool area are not included as part of the modified project. 

Under the originally proposed project, aA new 8-foot-high masonry wall would be installed along 
the project site’s southern boundary, and the existing retaining wall and fence along the project 
site’s southern boundary would remain intact. Although the modified project would also provide a 
new masonry wall along the project site’s southern boundary, the wall’s height would be reduced to 
3-feet-high. The modified project would keep the existing 8-foot-high retaining wall along the 
project site’s western boundary intact; however, the existing fence would be removed. 

Under the originally proposed project, Mmetal security gates with fire department access would be 
installed at each of the community’s pedestrian entrances to control access from the public 
sidewalks along Bolsa Chica Street. As described above, 4-foot-high enclosures would be provided 
on the main roof to screen roof-top equipment, such as the project’s heating, ventilation, and air 
condition (HVAC) units, from view. The modified project would not change any of these features. 

The originally proposed project would be developed with 10-foot setbacks from each of the project 
site’s property boundaries including a fire access road on the project’s southern property boundary. 
The modified project would include a 10-foot setback from Bolsa Chica Street, a 14-foot setback 
from Warner Avenue, a 30-foot setback from the western project site boundary, and a 60-foot 
setback from the southern project site boundary. The modified project’s driveway off of Bolsa Chica 
Street includes fire/emergency vehicle access and connects at the project site’s southwest corner to 
the fire/emergency vehicle access road along the project’s western site boundary allowing fire/
emergency vehicle exit onto Warner Avenue.  

3.4.4 Green Building Characteristics 

Consistent with the originally proposed project, Tthe proposed modified project would be designed 
to meet regional and state sustainability goals, including the California Green Building Standards 
Code (CALGreen Code), Title 24 energy efficiency requirements, and Assembly Bill (AB) 1881 water 
efficient landscape requirements. The proposed modified project would also incorporates a number 
of energy and water conservation measures, green building features, and Low Impact Development 
(LID) design features. 

3.4.5 Access, Circulation, and Parking 

In the existing condition, the project site is accessed by three driveways along Bolsa Chica Street and 
two driveways along Warner Avenue. With implementation of the originally proposed project, 
vehicle access to the new senior community would be provided via three driveways on Bolsa Chica 
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Street: one entry-only and one exit-only driveway for the porte cochère, and one full-access 
driveway for the subterranean parking garage). The originally proposed project would also provide a 
right-in/right-out only driveway on Warner Avenue (in the northwest corner of the property) for 
emergency, trash/recycling, and service vehicles (refer to Figure 3-4). This driveway would feature a 
gate and a hammerhead turn-around. A passenger arrival and departure zone for the community 
would be located in front of the main entrance along Bolsa Chica Street under the porte cochère. As 
described above, an additional fire access road with gate would be provided on the south side of the 
project site, with full access provided from Bolsa Chica Street.  

With implementation of the modified project, vehicle access to the new senior community would be 
provided via three driveways on Bolsa Chica Street: one entry-only and one exit-only driveway for 
the porte cochère, and one full access main driveway for residents and visitors. Ingress and egress 
for the project’s half-subterranean parking garage would be provided along the project’s southern 
site boundary. Emergency vehicle, trash/recycling, and service vehicle entry would be provided from 
Bolsa Chica Street and exit would be provided via the fire/emergency vehicle access road along the 
site’s western boundary with exit onto Warner Avenue (refer to Figures 3-5 and 3-6). The 
fire/emergency vehicle access road would have signage in the site’s southwestern corner preventing 
resident, visitor, and/or employee entry and the Warner Avenue exit would feature a swing gate 
that would open automatically and signage preventing entry. Consistent with the originally 
proposed project, a passenger arrival and departure zone for the community would be located in 
front of the main entrance along Bolsa Chica Street under the porte cochère.  

Consistent with the originally proposed project, the modified project includes Ppedestrian access to 
the community would be provided via sidewalks along Warner Avenue and Bolsa Chica Street as 
well as internal walkways.  

Under the originally proposed project, tThe community would provide 207 parking spaces for 
residents, staff, and visitors, 4 of which would be short-term surface parking spaces (at grade) under 
the porte cochère. A single-level subterranean parking garage would be built beneath the senior 
living community and would provide 203 parking spaces. Refer to Table 3.BA for a breakdown of the 
applicable parking requirements for the originally proposed projectcommunity. The ramp to the 
subterranean parking garage would be located on Bolsa Chica Street south of the exit only driveway 
and adjacent to the multi-purpose room. Pursuant to the 2019 California Building Code Section 11B-
208.2, 7 of the 207 parking spaces would be Americans with Disabilities Act (ADA) compliant, 
including 2 ADA van-accessible spaces. Additionally, 25 of the provided parking spaces would be 
designated for carpool/clean air vehicles and electric vehicle capable in accordance with the 2019 
California Green Building Code (CGBC) Tables 5.106.5.2. and 5.106.5.3. An additional 2 parking 
spaces (not included in the project’s total parking space count) would be provided in the loading 
area accessible from Warner Avenue. Guest parking is included in the parking requirement 
calculation outlined below in Table 3.BA. 
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Table 3.BA: Parking Requirements 

Unit Type 
Parking 

Requirement 
Units 

Number of 
Required Parking 

Spaces 

Originally Proposed Project 

Memory Care (Skilled Nursing Communities) 0.65 space per unit 28 units 18.2 

Assisted Living 0.65 space per unit 62 units 40.3 

Independent Living 1.2 spaces per unit 123 units 147.6 

Total Spaces Required & Provided for the Originally Proposed Project 207 

Modified Project 

Memory Care (Skilled Nursing Communities) 0.65 space per unit 25 16.25 

Assisted Living 0.65 space per unit 134 87.1 

Total Spaces Required & Provided for the Modified Project 104 
Sources: Bolsa Chica Senior Living Community Draft Specific Plan (City of Huntington Beach, July 2022); CallisonRTKL 
(2022) and Revised Project Description; CallisonRTKL (2024). 

 
The modified project includes 104 parking spaces for residents, staff, and visitors, 19 of which would 
be surface parking spaces (at grade). A single-level half-subterranean parking garage would be built 
approximately 5 feet below beneath approximately half of the senior living community and would 
provide 85 parking spaces. Table 3.B also provides the applicable parking requirements for the 
modified project. Under the modified project, the ramp to the half-subterranean parking garage 
would be located along the site’s southern boundary. Four (4) of the 104 parking spaces would be 
ADA compliant, including 1 ADA van-accessible spaces. Additionally, 43 of the provided parking 
spaces would be designated for carpool/clean air vehicles and EV, including 11 EV capable spaces, 
26 EV ready spaces, and 6 spaces with EV chargers, in accordance with 2022 CALGreen Code Section 
4.105.4.2.2. An additional 2 parking spaces (not included in the project’s total parking space count) 
would be provided in the loading area accessible from Warner Avenue. 

3.4.6 Lighting 

Consistent with the originally proposed project, Tthe proposed modified project would features 
outdoor lighting, including pathway lighting, to meet safety and orientation needs of residents and 
the public utilizing sidewalks adjacent to the community. Wall mounted light fixtures would flank 
the building perimeter on the first floor. Lighting in public areas would be warmly colored, 
unobtrusive, and angled in a way that minimizes spill and glare. The level of lighting intensity would 
vary throughout the day. Lighting would be shielded and directed downward to avoid off-site light 
spillage. 

3.4.7 Infrastructure 

The following infrastructure improvements would bewere included as part of the proposed project: 

Water. The Utilities Division of the City’s Public Works Department currently provides potable water 
service to the project site. Consistent with the originally proposed project, Thethe modified 
proposed project would includes the installation of an 8-inch water pipeline stretching 
approximately 350 linear feet between the northwestern corner of the project site and the existing 
12-inch water main at the intersection of Bolsa Chica Street and Warner Avenue. connect to an 
existing 8-inch water line running parallel to Warner Avenue as well as to an existing 12-inch water 
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line running parallel to Bolsa Chica Street. The modified project would also include a 6-inch domestic 
water connection and an irrigation connection to the existing 12-inch water main in Bolsa Chica 
Street.  

Under the originally proposed project, Aan 8-inch fire service point of connection would be provided 
at the entrance to the fire access road off of Warner Avenue and at the entrance to the fire access 
road off of Bolsa Chica Street. An existing fire hydrant would be relocated to the east side of the 
community near the entrance to the subterranean parking garage off of Bolsa Chica Street. The 
originally proposed project would reconnect an existing fire hydrant lateral line to the water line 
that would be installed along an existing water line running parallel to Warner Avenue, as described 
above. Additional fire hydrants would be provided along the north side of the community near the 
fire access road entrance off of Warner Avenue, at the northeast corner of the community along 
Bolsa Chica Street, and at the southwest corner of the fire access road off of Bolsa Chica Street. 

Under the modified project, the existing 8-inch public water line located along the western and 
southern project site boundaries would be converted to a private fire service loop, and two 
proposed fire service backflow prevention devices would be installed that would connect to the 
converted 8-inch fire service loop, including one at the corner of the fire/emergency vehicle access 
road and Warner Avenue and the other at the corner of the driveway and Bolsa Chica Street. The 
existing fire hydrant at the southwest corner of the project site would remain in place. Similar to the 
originally proposed project, additional fire hydrants would be provided along the north side of the 
community near the fire/emergency vehicle access road exit on Warner Avenue, at the northeast 
corner of the community along Bolsa Chica Street, and along the fire/emergency vehicle access on 
the western project site boundary. 

Sewer. The Utilities Division of the City’s Public Works Department currently provides sewer service 
to the project site. Consistent with the originally proposed project, Tthe proposed modified project 
would perpendicularly extend an existing 8-inch sewer lateral line from the north side of the 
community to connect to an existing 18-inch sewer line running parallel to Warner Avenue. 
Additional sewer points of connection would be provided along the east side of the community 
connecting to an existing 8-inch sewer main running parallel to Bolsa Chica Street. The modified 
project would also relocate a sewer line located at the northwest corner of the project site just 
south of its existing location.  

Drainage. The project site has a relatively flat topography. Stormwater discharged from the project 
site is directed to a Municipal Separate Storm Sewer System (MS4) that discharges into the westerly 
flowing Sunset Channel.  

Runoff on the project site that flows easterly is ultimately collected by an existing ribbon gutter and 
by one of the existing City-owned catch basins located on Bolsa Chica Street near the corner of 
Warner Avenue. The runoff is collected by an existing 48-inch storm drain system located on Bolsa 
Chica Street flowing north, which increases in size to a 60-inch and then a 72-inch concrete pipe 
prior to discharging into the Sunset Channel. The Sunset Channel flows into Huntington Harbour and 
Anaheim Bay. 
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Consistent with the originally proposed project, With implementation of the proposed project, 
runoff from the modified project site would be collected by inlets, a trench drain, and multiple roof 
drains and would flow towards either a biofiltration planter or modular wetlands, or a combination 
of both, for treatment. Unlike the originally proposed project, the modified project would not utilize 
trench drains. Following treatment, runoff from the originally proposed project would be directed 
into an existing catch basin located on Warner Avenue, where it would be collected into an existing 
48-inch storm drain system. Under the modified project, following treatment at the biofiltration 
planter and/or modular wetlands, runoff would be directed into a proposed detention tank within 
the fire/emergency vehicle access road along the western site boundary. Runoff would then be 
directed to a proposed storm drain pump and pumped into an existing 24-inch storm drain within 
Warner Avenue, which ultimately discharges into the existing 48-inch storm drain system located on 
Bolsa Chica Street that flows northward to Sunset Channel.  

Consistent with the originally proposed project, Pprior to construction, a Storm Water Pollution 
Prevention Plan (SWPPP) will be filed with the appropriate state and local agencies, including the 
California State Water Resources Control Board (SWRCB) and the Santa Ana Regional Water Quality 
Control Board (RWQCB). The proposed modified project will comply with all requirements of such 
agencies. 

Utilities and Service Systems. Consistent with the originally proposed project, Uutilities for the 
proposed modified project would include electricity provided by Southern California Edison, natural 
gas provided by the Southern California Gas Company, telecommunication facilities, and cable 
services provided by third-party providers. The City of Huntington Beach contracts third-party 
services for solid waste collection, recycling, green waste collection, and composting services. Solid 
waste is taken to a transfer station in Huntington Beach, where it is processed and transported to 
the Frank Bowerman Landfill in Irvine. Existing power poles and overhead wiring located along the 
project site’s Bolsa Chica Street frontage would be removed and undergrounded. All new utility 
infrastructure for electricity, natural gas, telecommunications, and cable service that is not installed 
underground within the proposed development site would be screened from public view with a 
minimum 3-foot-wide landscaped area in accordance with Section 230.76 of the City’s Zoning Code. 

3.4.8 Project Design Features 

Project Design Features are specific design components of the proposed a project that have been 
incorporated to reduce potential environmental impacts. The originally proposed project included 
Project Design Features to reduce potential environmental impacts related to aesthetics. Consistent 
with the originally proposed project, Project Design Features have been incorporated into the 
modified project related to aesthetics and include the following: 

 A majority of the Pparking would be located below grade within the half-subterranean parking 
garage in order to minimize views of parking to the surrounding uses. 

 Landscaping would be incorporated along the project site perimeters to create a green buffer 
between the project and surrounding uses. 
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 The use of multilevel rooflines and varying building setbacks along Warner Avenue and Bolsa 
Chica Street would break up the scale and massing of the building. 

 The project would be architecturally aligned with the City and is intended to complement and 
enhance the visual character of the surrounding area. It would be developed consistent with the 
existing Surf City culture and designed to reflect the City's beach lifestyle. 

 Contemporary light colors and a variety of building materials would be used for the exterior 
building finishes to enhance and unite the neighborhood’s aesthetic quality. 

 A roll down shutter would enclose the entrance to the half-subterranean parking garage along 
Bolsa Chica Streetthe southern site boundary. 

 Four-foot-high enclosures would be provided on the main roof to screen roof-top equipment. 

3.5 PROJECT IMPLEMENTATION 

Consistent with the originally proposed project, Tthe development of the new community would 
require demolition and removal of the existing two commercial buildings, surface parking (including 
existing asphalt concrete pavement, curb, and gutter), fence and block wall, landscaping, yard lights, 
signage, and all above-ground water and gas lines on the project site. All existing utility sewer, 
water, and gas lines below grade would be disconnected and capped. In addition to demolition, 
construction activities would include excavation and grading of the site; delivery of materials and 
personnel; construction of the half-subterranean parking garage and building area; and landscaping. 
It is anticipated that the construction period for the senior living community included in the 
modified project, including the half-subterranean parking garage, would be approximately 
25 months (compared to 28 months for the originally proposed project)1. During the peak of 
construction of the modified project, approximately 185 construction workers (compared to 
200 construction workers for the originally approved project) are anticipated to be on site each day.  

Based on preliminary grading plans, construction of the proposed modified project would require 
approximately 10,850 cubic yards of cut material (compared to 55,000 cubic yards of cut material 
for the originally proposed project) that would be exported off site for appropriate disposal. The 
disposal site is likely approximately 35 miles from the project site at United Rock Products 
Corporation in Irwindale. As with the originally proposed project, nNo imported fill material is 
anticipated for the proposed modified project. The anticipated excavation depth for the proposed 
modified project would be approximately 10 feet below the existing ground surface (bgs), compared 
to 13 feet below the existing ground surface for the originally proposed project. Similar to the 
originally proposed project, Ddemolition, grading, and building activities would involve the use of 
standard earthmoving equipment.  

 
1  A 24-month construction period was used for the originally proposed project and the modified project for 

the Air Quality modeling (CalEEMod) to demonstrate a conservative construction duration.  
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3.6 DISCRETIONARY ACTIONS, PERMITS, AND OTHER APPROVALS  

In accordance with Sections 15050 and 15367 of the State CEQA Guidelines, the City is the 
designated Lead Agency for the proposed modified project and has principal authority and 
jurisdiction for CEQA actions and project approvals. Responsible Agencies are those agencies that 
have jurisdiction or authority over one or more aspects associated with the development of a 
proposed project and/or mitigation. Trustee Agencies are State agencies that have jurisdiction by 
law over natural resources affected by a proposed project. 

Consistent with the originally proposed project, Tthe discretionary actions to be considered by the 
City as a part of the proposed modified project include: 

 General Plan Amendment to change the land use designation from Commercial General (CG) to 
Mixed Use (MU); 

 Adoption of a Specific Plan that will establish development standards to for the project site; 

 Zoning Map Amendment to change the zoning from CG to Specific Plan (SP); 

 Conditional Use Permit (CUP) for convalescent community use; 

 Grading, street, and infrastructure permits; 

 Utility permits, including sewer, water, and storm drain; 

 Building permits; and 

 Any other necessary discretionary or ministerial permits and approvals required for the 
construction and operation of the proposed modified project.  

Other agency approvals anticipated for the proposed modified project include: 

 Pool permit from the Orange County Health Care Agency; and 

 Type 47 license from the Department of Alcoholic Beverage Control (ABC). 
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4.0 EXISTING ENVIRONMENTAL SETTING, ENVIRONMENTAL ANALYSIS, 
IMPACTS, AND MITIGATION MEASURES 

OVERVIEW 

The following chapter contains ten sections, each of which addresses one environmental topic 
outlined in Appendix G of the Guidelines for the California Environmental Quality Act (State CEQA 
Guidelines) (California Code of Regulations [CCR] Title 14, Chapter 3, Sections 15000–15397). 

For each environmental impact issue analyzed, the Revised Draft Environmental Impact Report (EIR) 
includes a detailed explanation of the existing conditions, thresholds of significance that will be 
applied to determine whether the originally proposed Bolsa Chica Senior Living Community Project 
(originally proposed project) or the modified Bolsa Chica Senior Living Community Project (modified 
project) impacts are significant or less than significant, analysis of the environmental impacts, and a 
determination of whether the proposed project (both the originally proposed project and the 
modified project) would have a significant impact if implemented. A “significant impact” or 
“significant effect” means “a substantial, or potentially substantial, adverse change in any of the 
physical conditions within the area affected by the project” (14 CCR 15382). Each of the 
environmental topic sections in Chapter 4.0 also includes a discussion of the cumulative effects of 
both the originally proposed project and the modified project when considered in combination with 
other projects causing related impacts, as required by Section 15130 of the State CEQA Guidelines. 

Each of the ten environmental sections is organized into the following subsections: 

1. Introduction briefly describes the topics and issues covered in the section. 

2. Scoping Process describes the comment letters received during the public review period of the 
Initial Study/Notice of Preparation (IS/NOP) that are related to the topic. 

3. Existing Environmental Setting describes the physical conditions that existed at the time the 
NOP was prepared. This section focuses on physical site characteristics that are relevant to the 
environmental topic being analyzed. 

4. Regulatory Setting lists and discusses the laws, ordinances, regulations, and policies that relate 
to the specific environmental topic and how they apply to the both the originally proposed 
project and the modified project. 

5. Methodology describes the approach and methods employed to complete the environmental 
analysis for the issue under investigation. 

6. Thresholds of Significance provides the thresholds that are the basis of the conclusions of 
significance, which are based on the criteria in Appendix G of the State CEQA Guidelines. A list of 
the thresholds that were found to not be significant in the Initial Study, and therefore, are not 
included in the Revised Draft EIR analysis are also provided.   
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7. Project Impacts describes the potential environmental changes to the existing physical 
conditions that may occur if the proposed project is implemented. Evidence is presented to 
show the cause-and-effect relationship between the proposed modified project and potential 
changes in the environment compared to those of the originally proposed project. The exact 
magnitude, duration, extent, frequency, and range or other parameters of a potential impact 
are ascertained to the extent feasible to determine whether impacts may be significant. 

8. Level of Significance Prior to Mitigation describes the significance of potential impacts prior to 
implementation of mitigation measures. 

9. Standard Conditions (SCs) are specific standards imposed by the approving agency and are 
required of the proposed project to reduce its potential environmental effects. Because these 
features are regulatory, and therefore required, they do not constitute mitigation measures. 

10. Mitigation Measures (MMs) are project-specific measures that would be required for the 
project to avoid, minimize, rectify, reduce, eliminate, or compensate for a potentially significant 
adverse impact. 

11. Level of Significance after Mitigation describes the significance of potential impacts after 
implementation of mitigation measures. Potential significant unavoidable impacts are clearly 
stated in this section. 

12. Cumulative Impacts refers to potential environmental changes to the existing physical 
conditions that may occur as a result of project implementation together with other reasonably 
foreseeable, planned, and approved future projects producing related impacts. Section 15355 of 
the State CEQA Guidelines defines cumulative impacts as “two or more individual effects which, 
when considered together, are considerable or which compound or increase other 
environmental impacts.” Cumulative impacts may result from individually minor but collectively 
significant projects taking place over a period of time. For each of the environmental topics 
considered in this Draft EIR, the geographic scope of the cumulative analysis is also defined. 
Table 4.A provides a list of the approved and pending projects in the City of Huntington Beach 
that are within approximately 3 miles of the project site and have been used in the cumulative 
impact analysis. 
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Table 4.A: Cumulative Projects List 

Project Name 
Project Location and Approximate 
Distance to from the Project Site 

Status 

Hebrew Academy Expansion 14401 Willow Lane; east of Willow 
Lane at the terminus of Maple Avenue 
(approximately 3 miles from the 
project site) 

Planning 

Park Avenue Residential 16926 Park Avenue; terminus of Park 
Avenue in Huntington Harbor 
(approximately 1.5 miles from the 
project site) 

Planning 

Short-Term Rentals Citywide Planning 

Parkside Estates West side of Graham Street; south of 
Warner Avenue; along the East Garden 
Grove Wintersburg Flood Channel 
(approximately 0.5 mile from the 
project site) 

Under Construction 

Chick-Fil-A 16961 Goldenwest Street 
(approximately 2 miles from the 
project site) 

Under Construction 

Harmony Cove (proposed Huntington 
Harbor Marina and Eating 
Establishment) 

3901 Warner Avenue; north side of 
Warner Avenue; west of Weatherly 
Land; former Percy Park 
(approximately 1.7 miles from the 
project site) 

Planning 

Sunset Beach Sunset Beach (approximately 1.9 miles 
from the project site) 

Planning 

Central Park Public Art 7111 Talbert Avenue (approximately 
2.4 miles from the project site) 

Plan Check 

Hardin Hyundai 17242 Beach Boulevard 
(approximately 3.1 miles from the 
project site) 

Plan Check 

Peter’s Landing 16330-16470 Pacific Coast Highway 
(approximately 2.2 miles from the 
project site) 

Under Construction 

Sea Dance Housing Development – 
Former Franklin School Site 

14422 Hammon Lane (approximately 
2.6 miles from the project site) 

Under Construction 

Windward Residential Development 17202 Bolsa Chica Street; east side of 
Bolsa Chica Street; south of Los Patos 
Avenue (approximately 0.3 mile from 
the project site) 

Planning 

Rainbow Environmental Services 
Transfer Station 

17121 Nichols Lane (approximately 
3 miles from the project site) 

Planning 

Gothard Townhomes 19100 Gothard Street (approximately 
3.1 miles from the project site) 

Under Construction 

Holly Triangle Townhomes 19070 Holly Lane (approximately 
3.2 miles from the project site) 

Planning 

Local Coastal Program Update Citywide Planning 

2021-2029 (6th Cycle) Housing Element Citywide Planning 
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Table 4.A: Cumulative Projects List 

Project Name 
Project Location and Approximate 
Distance to from the Project Site 

Status 

Holly Townhomes 19200 Holly Lane (approximately 
3.3 miles from the project site) 

Under Construction 

Sunset Beach Hotel 17145 Pacific Coast Highway 
(approximately 1.4 miles from the 
project site) 

Plan Check 

 

Fogo de Chao Brazilian Steakhouse 7901 Edinger Avenue (approximately 
3.2 miles from the project site) 

Planning 

Pearce Drive Condos 4861 Pearce Drive (approximately 
0.3 mile from the project site) 

Planning 

Huntington Gateway Business Park 
Project Phase II 

5301 Bolsa Avenue; north side of Bolsa 
Avenue; south of Skylab Road at Delta 
Lane (approximately 2.1 miles from 
the project site) 

Plan Check 

Huntington Gateway Business Park 
Project Phase III 

Portion of APN 195-111-65; north of 
Skylab West; east of Bolsa Chica Street 
at Rando Road (approximately 
2.1 miles from the project site) 

Planning 

Cameron Lane Townhomes 17532 Cameron Lane (approximately 
3.1 miles from the project site) 

Plan Check 

PCH Mixed Use Building 16655 Pacific Coast Highway; 
northeast corner of PCH and 18th 
Street; Sunset Beach 

Planning 

Jamboree Senior Housing 18431 Beach Boulevard; west side of 
Beach Boulevard; north of Ellis Avenue 
(approximately 3.3 miles from the 
project site) 

Under Construction 

Cannabis Regulatory Framework Citywide Planning 

Brandywine Townhomes 7225 Edinger Avenue; north side; 200 
feet west of Gothard Street 
(approximately 2.5 miles from the 
project site) 

Planning 

Group Homes Ordinance Citywide  Planning 

Wave Pool 7461 Center Avenue; north side of 
Center Avenue; south of McFadden 
Avenue (approximately 2.9 miles from 
the project site) 

Planning 

Ralph’s Commercial Center 19026 Goldenwest Street; southeast 
corner of Goldenwest Street and 
Garfield Avenue (approximately 
2.9 miles from the project site) 

Planning 

Bella Terra Residential 7777 Edinger Avenue; north side of 
Edinger; west of Beach Boulevard, on 
site of Bella Terra commercial center 
(approximately 2.9 miles from the 
project site) 

Planning 
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4.1 AESTHETICS 

This section of the Revised Draft Environmental Impact Report (EIR) describes the existing aesthetic 
character of the project site and visual resources in the vicinity of the project site. The potential 
visibility of the project site and proposed development is evaluated and the potential changes in 
visual quality and lighting levels resulting from future development under both the originally 
proposed Bolsa Chica Senior Living Community Project (originally proposed project) and the 
modified Bolsa Chica Senior Living Community Project (modified project) are addressed below. The 
originally proposed project included construction of a five-story, 298,000-square-foot State-licensed 
senior living community consisting of 213 total living units on an approximately 3.10-acre parcel 
(project site). In response to public comments received on the Draft EIR and, in an effort, to reduce 
environmental impacts associated with the originally proposed project, the project design has been 
modified and now includes construction of a four-story, 200,000-square-foot State-licensed senior 
living community consisting of 159 total living units on the same project site. When compared to the 
originally proposed project, the modified project would include 98,000 fewer square feet of 
development and 54 fewer living units. 

4.1.1 Scoping Process 

The Notice of Preparation (NOP) was published in November 2022 for the originally proposed 
project and a Scoping Meeting was held on November 10, 2022. The City of Huntington Beach (City) 
received one comment letter during the public review period of the Initial Study (IS)/NOP. For a 
copy of the IS/NOP comment letter received, refer to Appendix B of this Revised Draft EIR. No 
comments received were related to aesthetics. 

4.1.2 Methodology 

The aesthetics analysis in this section is based on field reconnaissance; review of aerial photographs 
and site photographs; and evaluation of future development under both the originally proposed 
project and the modified project in the context of surrounding existing land uses. Those areas that 
would have direct views of the project improvements were considered in defining the study area. 
This also defines the viewer groups (those with views of the project site) that would be exposed to 
the changes in the visual character of the project site. 

The CEQA thresholds of significance require an evaluation of whether the project will substantially 
degrade the existing visual character or quality of the project site and its surroundings. The 
determination of whether the changes in the visual quality of a site would degrade an area or its 
surroundings, or result in a significant impact, can be highly subjective and dependent on the 
viewer’s perspective and aesthetic preferences. Thus, in determining whether the project would 
degrade the visual character, factors such as the viewer groups of the site (including the number of 
viewers and their length of exposure to visual changes), the extent to which the project would 
disrupt existing visual resources, and the extent to which the project would create a visually 
cohesive environment were evaluated. Visual quality, as preferred by the City and expressed 
through the design review process, is used to determine whether aesthetic impacts would be 
adverse or not. It should also be noted, the focus of the CEQA analysis is impacts from public views 
because private views are not protected. 
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4.1.3 Existing Environmental Setting 

The 3.10-acre project site is located at the southwest corner of Bolsa Chica Street and Warner 
Avenue in the City. The City is located in northwest coastal Orange County, California. The project 
site is comprised of two parcels: Assessor’s Parcel Number (APN) 163-281-01 and APN 163-281-02. 
Regional access is provided by Interstate 405 (I-405) to the north and east; State Route 1 (SR-1) or 
Pacific Coast Highway to the west; and State Route 39 or Beach Boulevard, which bisects the City 
running north to south.  Local access is provided from Bolsa Chica Street and Warner Avenue. In the 
existing condition, the project site is accessed by three driveways along Bolsa Chica Street and two 
driveways along Warner Avenue. The regional location is depicted in Figure 3-1 in Chapter 3.0, 
Project Description.   

The project site is directly bordered by Warner Avenue to the north and Bolsa Chica Street to the 
east. Surrounding land uses include a mix of older commercial, industrial, and residential uses (refer 
to Figure 3-3) with some newer retail (large drugstores, tire shops, etc.). Directly north of the project 
site, across Warner Avenue, is a mix of retail businesses, including Walgreens and CVS. Directly east 
of the project site, across Bolsa Chica Street, are an automotive repair business and four single-
family homes. Immediately south of the project site is an industrial property, and immediately west 
of the project site is a two-story apartment complex.  

The project site is currently fully developed with commercial (retail and office) uses including a two-
story commercial building fronting on Warner Avenue, a larger three-story office building fronting 
on Bolsa Chica Street, and an associated surface parking lot. The project site is located within an 
urbanized area predominantly developed with commercial, industrial, and residential uses. In the 
existing condition, the project site contains a variety of trees and ornamental landscaping within the 
surface parking lot and surrounding the commercial buildings. 

4.1.4 Regulatory Setting 

This section includes applicable federal, State, regional, and City regulations. As the modified project 
would be located on the same site as the originally proposed project and would result in the 
development of the same types of uses on the project site, the following regulatory setting would 
remain the same for the modified project.  

4.1.4.1 Federal Regulations 

There are no federal land use policies or regulations that are applicable to both the originally 
proposed project and the proposed modified project with respect to aesthetics regulation. 

4.1.4.2 State Regulations 

California Department of Transportation State Scenic Highway Program. The California 
Department of Transportation (Caltrans) has a California Scenic Highway Program that classifies 
highways meeting specific criteria as “scenic” throughout California. The purpose of the program is 
to protect and enhance the scenic beauty of California highways and adjacent corridors through 
special conservation treatment. According to Caltrans, “a highway may be designated scenic 
depending upon how much of the natural landscape can be seen by travelers, the scenic quality of 
the landscape, and the extent to which development intrudes upon the traveler’s enjoyment of the 
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view.” The State Scenic Highway System includes a list of highways that are either eligible for 
designation as scenic highways or have been officially designated. An eligible scenic highway 
becomes an officially designated scenic highway when the local jurisdiction applies for and obtains 
approval from Caltrans and adopts a Corridor Protection Program (Caltrans 2017). 

There are no Officially Listed State-designated Scenic Highways in Huntington Beach, but Pacific 
Coast Highway (PCH or SR 1) is designated as an Eligible Scenic Highway. PCH, which runs north to 
south along the entire coastline of Orange County, is approximately 1.1 miles west of the project 
site. 

4.1.4.3 Regional Regulations 

There are no regional land use policies or regulations that are applicable to both the originally 
proposed project and the proposed modified project with respect to aesthetics regulation. 

4.1.4.4 Local Regulations 

Huntington Beach Scenic Corridors.  As discussed in the Circulation Element of the City’s General 
Plan Update, the City defines scenic corridors as roads that “have notable aesthetic appeal for the 
community” or offer scenic views and street scenes. The City has classified these corridors as Major 
Urban Scenic Corridors, Minor Urban Scenic Corridors, and Landscape Corridors. It has also 
identified primary and secondary entry nodes at intersections in the City that mark the entry points 
to scenic corridors. To protect scenic corridors, the City has adopted policies for aesthetic 
treatments, development requirements, and appropriate land uses and has established a rigorous 
development review process for development proposals along scenic corridors. 

The City’s General Plan Circulation Element (2017) identifies Pacific Coast Highway (“PCH”) as an 
informal scenic highway and a major urban scenic corridor. The project site is located approximately 
1.25 miles northeast of Pacific Coast Highway and is not visible from PCH due to distance and 
intervening land uses. Warner Avenue east of the intersection with Bolsa Chica Street is a City-
designated major urban scenic corridor. Per the City’s Circulation Element, developed areas along 
major urban scenic corridors may be regulated to preserve views within the California Coastal Zone, 
and landscaping and detailing are required to reinforce the aesthetic beauty of the surrounding 
area. The segments of Bolsa Chica Street south of the intersection with Warner Avenue and Warner 
Avenue west of the intersection with Bolsa Chica Street are City-designated landscape corridors. The 
project site and arterial segments are not in the Coastal Zone. Per the City’s Circulation Element, 
landscape corridors are corridors requiring specific signage, landscaping, and features to reinforce 
the design continuity of the area.  

City of Huntington Beach General Plan.  The City of Huntington Beach occupies approximately 
27.3 square miles of land area along the southern coast of California. 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 proposed project is subject to the City of Huntington Beach’s land use 
jurisdiction, including City plans, policies, and regulations. As such, the proposed project actions are 
required to be consistent with the City’s General Plan, Zoning Ordinance, and other City imposed 
requirements. The City of Huntington Beach General Plan was comprehensively updated in 2017 and 
is the primary planning and policy document of the City of Huntington Beach. This document 
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provides the regulatory framework for the use and management of the City’s resources and outlines 
policies related to public and private land use, design guidelines for development and open spaces, 
housing conservation and new residential development, public services and infrastructure, natural 
resources, economic resources, and policies to protect against natural and manmade hazards. The 
City’s General Plan includes nine elements including Land Use, Circulation, Environmental Resources 
and Conservation, Natural and Environmental Hazards, Noise, Public Services and Infrastructure, 
Historic and Cultural Resources, Housing, Implementation Program, and Coastal. The Coastal 
Element of the General Plan acts as the Land Use Plan for the Local Coastal Program (LCP) and 
details land use policies within the designated Coastal Zone. 

Goals pertaining to aesthetics and visual resources are described in the City’s General Plan and apply 
to the project site. Elements within the General Plan that include goals and policies applicable to the 
proposed project include the Land Use Element, the Circulation Element, and the Environmental 
Resources and Conservation Element. A consistency analysis for these goals and policies is included 
in Section 4.7, Land Use and Planning, of this Revised Draft EIR. 

Huntington Beach Municipal Code/Zoning and Subdivision Ordinance.  Section 244 of the 
Municipal Code establishes the Design Review Board and grants it with the responsibility to 
complete the design review process for proposed development projects in the City. The Board must 
consider the arrangement and relationship of proposed structures in creating harmony and 
compatibility, adequacy of proposed landscaping, performance characteristics, and energy 
conservation measures in the design review process. As part of this review, the Board may impose 
and/or recommend any conditions deemed reasonable and necessary to the approval of the 
proposed development plan. 

Park Fees. Section 17.76 of the Municipal Code requires the payment of the Parkland Acquisition 
and Park Facilities Development Impact Fee by all non-subdivided new residential and 
nonresidential development. Park fees for the proposed project would be calculated based on the 
City’s 2022 Department of Community Development Planning Fee Schedule.  

4.1.5 Thresholds of Significance 

The following thresholds of significance are based on Appendix G of the State CEQA Guidelines. 
Based on these thresholds, implementation of the proposed modified project would have a 
significant adverse impact with respect to aesthetics if it would: 

Threshold 4.1.1:  Have a substantial adverse effect on a scenic vista; 

Threshold 4.1.2:  Substantially damage scenic resources, including, but not limited to, trees, 
rock outcroppings, and historic buildings within a state scenic highway; 

Threshold 4.1.3:  In non-urbanized area, substantially degrade the existing visual character of 
quality of public views of the site and its surroundings? (Public views are 
those that are experienced from a publicly accessible vantage point). If the 
project is in an urbanized area, would the project conflict with applicable 
zoning and other regulations governing scenic quality; or  
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Threshold 4.1.4:  Create a new source of substantial light or glare which would adversely 
affect day or nighttime views in the area. 

As discussed in Section 4.1 of the Initial Study prepared for the originally proposed project 
(Appendix A), the proposed project would result in less than significant impacts to scenic vistas 
(Threshold 4.1.1), would not substantially damage scenic resources within a State Scenic Highway 
(Threshold 4.1.2), and would not create a new source of substantial light or glare (Threshold 4.1.4). 
As the modified project would be located on the same site as the originally proposed project and 
does not propose substantial changes to the project’s lighting plan, the conclusions of the Initial 
Study prepared for the originally proposed project remain the same for the modified project. 
Therefore, these topics are not further addressed below.  

4.1.6 Project Impacts  

Threshold 4.1.3:  In non-urbanized area, substantially degrade the existing visual character 
of quality of public views of the site and its surroundings? (Public views 
are those that are experienced from a publicly accessible vantage point). If 
the project is in an urbanized area, would the project conflict with 
applicable zoning and other regulations governing scenic quality? 

Less Than Significant Impact. The project site is currently fully developed with commercial (retail 
and office) uses including a two-story commercial building fronting on Warner Avenue, a larger 
three-story office building fronting on Bolsa Chica Street, and an associated surface parking lot. The 
project site is located within an urbanized area predominantly developed with commercial, 
industrial, and residential uses. In the existing condition, the project site contains a variety of trees 
and ornamental landscaping within the surface parking lot and surrounding the commercial 
buildings. As with the originally proposed project, Tthe proposed modified project includes the 
demolition of both existing commercial buildings and associated surface parking lot. The modified 
project includes , and development of a new fivefour-story senior living community with a half-
subterranean parking garage (compared to a five-story senior living community with a full 
subterranean parking garage under the originally proposed project) and on-site landscaping and 
utility improvements. 

Similar to the originally proposed project, Ggrading and construction activities associated with the 
modified project would present temporary views of graded areas, dirt and debris stockpiles, 
construction equipment, delivery and haul trucks, construction crews, building materials, staging 
areas, trailer offices, and building activities that would be visible to people near the construction 
sites or with direct views of the project site. Additionally, it should be noted that a temporary 
construction fence would be installed around the site to block views of the construction zone within 
the site. Existing residential uses to the east across Bolsa Chica Street and the apartment complex to 
the west would have views of the construction site. However, it should be recognized that 
construction-related views would be temporary and would cease following completion of the 
project. Therefore, as with the originally proposed project, potential adverse visual impacts 
associated with construction of the proposed modified project would be less than significant and no 
mitigation is required.  
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The project site is currently zoned Commercial General. The Applicant is requesting a Zoning Map 
Amendment to change the zoning of the site from Commercial General to Specific Plan. The 
proposed licensed senior living community is considered an RCFE (convalescent community), which 
is conditionally permitted under the existing zoning designation by the Zoning Administrator and 
would be a conditionally permitted use under the requested Specific Plan zoning designation. 
Therefore, consistent with the originally proposed project, a Conditional Use Permit (CUP) is 
required for the proposed modified project, and is being processed concurrently. 

According to the General Plan Land Use Element (2017), the project site is currently designated as 
Commercial General (CG). This land use designation provides for retail commercial, professional 
offices, eating and drinking establishments, financial institutions, automobile sales, household 
goods, food sales, drugstores, building materials and supplies, personal services, recreational 
commercials, hotels/motels, timeshares, cultural facilities, institutional, health care, government 
offices, and educational uses. The current maximum Floor Area Ratio (FAR) is 1.5, and the current 
maximum building height is 50 feet. The Applicant is requesting a General Plan Amendment to 
change the land use designation from Commercial General (CG) to Mixed Use (MU). The Mixed-Use 
designation provides for any combination of commercial uses; offices, attached single-family 
housing, multiple-family housing, and live-work units; institutional uses; cultural facilities; 
developments including an open space component; and/or civic facilities. Maximum FAR and 
residential density standards are established within individual specific plan areas. Consistent with 
the originally proposed project, Tthe proposed modified project includes the adoption of a Specific 
Plan that would establish site development standards and design guidelines tailored to promote 
development of a senior living community that meets the highest industry standards. The proposed 
development as specified in the Specific Plan would (a) achieve consistency with the City’s General 
Plan based upon concurrent approval of the change in land use designation from Commercial 
General (CG) to Mixed Use (MU). The Mixed-Use designation would accommodate the density of 
residential living, employment, and amenities that are critical to successful operation of the 
proposed facility; and (b) would achieve a superior level of urban design. Development standards 
and design guidelines would be tailored to meet the needs of a high-quality residential care facility, 
while enhancing the visual character of the surrounding neighborhood. Specifically, the Specific Plan 
for the modified project would increase the allowable FAR to 1.75 (compared to 2.5 in the Specific 
Plan for the originally proposed project) and the would have a maximum building height of 50 fee 
(excluding mechanical equipment) consistent with the existing zoning standards for the project site 
(compared to 65 feet (excluding mechanical equipment in the Specific Plan for the originally 
proposed project). The proposed modified project would have a FAR of 1.63 and a maximum 
building height of 49.5 feet, both of which would be within the allowable ranges pursuant to the 
proposed Specific Plan. Similar to the originally proposed project, Tthe proposed modified project 
would be developed consistent with the existing Surf City culture, which includes the informal 
aesthetic elements of the existing beach community. The new facility would be designed to reflect 
complementary light colors reflective of the City’s beach lifestyle and a variety of building materials, 
including glass, metal, stucco, wood, and composite panels, would be incorporated. Similar to the 
originally proposed project, tThe proposed modified project would use multilevel rooflines and 
varying building setbacks along Warner Avenue and Bolsa Chica Street to break up the scale and 
massing of the building.  However, the height and scale of the modified project has been reduced 
from the originally proposed project. The modified project consists of a four-story, 200,000-square-
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foot community compared to the originally proposed five-story, 298,000-square-foot community, 
resulting in a shorter building and 98,000 square feet less of development. The size of the modified 
project would be more consistent and compatible with existing development in the surrounding 
project area when compared to the originally proposed project. Additionally, the fourth floor of the 
modified project would be setback 48-feet from Bolsa Chica Street, 46-feet from Warner Avenue, 
32-feet from the western project site boundary, and 60-feet from the southern project site 
boundary to further reduce the massing of the modified project. Figure 3-7, Conceptual Renderings, 
provides a comparison of the conceptual building renderings of the originally proposed and 
modified project, and illustrates the reduction in the modified project’s height, scale and massing. 
Similar to the originally proposed project, Tthe streetscape design of the modified project would 
complement the architecture, frame buildings, and provide trees consistent with the overall 
character of the area. The main entrance to the facility leading into the reception area would be 
located along Bolsa Chica Street and would feature a covered entrance. Consistent with the 
originally proposed project, Tthe proposed modified project design would be developed to 
complement and enhance the architectural style of the larger surrounding area and would include 
walls and fences as a functional part of the development, to add visual interest.  

Given the current visual quality of the project site, consistent with the originally proposed project, 
implementation of the proposed modified project consistent with the development standards and 
design guidelines specified in the Specific Plan would promote a cohesive community identity and 
enhance the visual quality of the project site to viewers on site and off site. Furthermore, approval 
of the proposed General Plan Amendment and Zoning Map Amendment would render the proposed 
modified project consistent with the General Plan and Zoning Code. 

Consistency of the proposed modified project with the goals and polices of the City’s General Plan 
that address aesthetic values and visual quality is discussed in Section 4.7, Land Use, of this Revised 
Draft EIR. The consistency analysis shows that, as with the originally proposed project, the proposed 
modified project would not conflict with relevant goals and policies in terms of preserving the visual 
quality in the City such as ensuring new development projects are of compatible proportion, scale, 
and character to complement adjoining uses; and protecting existing Surf City culture and identity.  

To date, the City has not adopted regulations specifically addressing shade or shadow impacts. 
However, because the originally proposed project consisteds of a five-story buildingcommunity and 
the modified project consists of a four-story building, and given the project site’s proximity to 
nearby residential uses, a shade and shadow study was prepared for the proposed project to 
understand each iteration of the proposed project’s potential impacts on neighboring properties. 
Two figures were prepared to illustrate the morning and afternoon shade effects of the proposed 
community included in the originally proposed project on nearby residential uses for both the 
winter and summer solstices, which represent the longest shadow, or worst-case, time periods. 
Similar figures were also prepared for the modified project. (see Appendix C-1 , Bolsa Chica Senior 
Living Community Shadow Studiesprovides figures of morning and afternoon shade effects for the 
winter and summer solstices for the originally proposed project and Appendix C-2 provides figures 
of morning and afternoon shade effects for the winter and summer solstices for the modified 
project). As shown in those figures, during both the winter and summer solstices, no shadows would 
be cast in either the morning or afternoon hours on the apartment complex buildings to the west or 
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the single-family residential homes to the east. Similar to the originally proposed project, sShadows 
from the proposed modified project would be cast primarily on Bolsa Chica Street and Warner 
Avenue during the winter solstice, and on Bolsa Chica Street and the apartment complex carports to 
the west of the project site during the summer solstice. Because the scale and massing of the 
modified project has been reduced compared to the originally proposed project, the length and the 
projection of the shadows cast by the modified project within the Bolsa Chica Street and Warner 
Avenue rights-of-way would also be reduced in comparison to the originally proposed project. 
Therefore, consistent with the originally proposed project, implementation of the proposed 
modified project would not result in significant shade or shadow impacts to nearby residential uses.   

Based on the analysis above and consistent with the originally proposed project, the proposed 
modified project would not result in significant impacts related to applicable zoning and other 
regulations governing scenic quality. No mitigation is required. 

4.1.7 Level of Significance Prior to Mitigation  

As with the originally proposed project, Wwith approval of the proposed General Plan Amendment 
and Zoning Map Amendment, the proposed modified project would be consistent with the General 
Plan and Zoning Code. Impacts related to aesthetics would be less than significant, and no mitigation 
is required.   

4.1.8 Standard Conditions, Regulatory Compliance Measures, and Mitigation Measures 

Consistent with the originally proposed project, Nno standard conditions, regulatory compliance 
measures, or mitigation measures are applicable to the proposed modified project pertaining to 
aesthetics. 

4.1.9 Level of Significance after Mitigation  

Consistent with the originally proposed project, Tthere would be no significant unavoidable impacts 
of the proposed modified project related to aesthetics, and no mitigation is required.  

4.1.10 Cumulative Impacts 

As defined in Section 15130 of the State CEQA Guidelines, cumulative impacts are the incremental 
effects of an individual project when viewed in connection with the effects of past, current, and 
probable future projects within the cumulative impact area for aesthetics. Consistent with the 
originally proposed project, Tthe cumulative impact area for aesthetics for the proposed modified 
project is the City of Huntington Beach. Several mixed use, residential, commercial and industrial 
development projects are approved, pending, or in the planning stages in the City. All proposed 
development in the City would be subject to its own General Plan consistency analysis and would be 
reviewed for consistency with adopted land use plans and policies. 

As described above, the proposed modified project would include a General Plan Amendment to 
change the land use designation from CG to Mixed Use (MU) and a Zoning Map Amendment to 
change the zoning from CG to Specific Plan (SP). A Specific Plan is proposed to adopt site 
development standards consistent with the proposed modified project design. Similar to the 
originally proposed project, Aapproval of the General Plan Amendment and Zoning Amendment 
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would render the proposed modified project consistent with the City’s established development 
standards, and no mitigation would be required. Therefore, cumulative aesthetics impacts with 
respect to consistency with applicable zoning regulations would be less than significant. 

Consistent with the originally proposed project, Tthe proposed modified project would be 
developed consistent with the existing Surf City culture, in line with the informal aesthetic elements 
of the existing beach community. The new facility would be designed to reflect complementary light 
colors reflective of the City’s beach lifestyle and a variety of building materials, and it would be 
compatible in character to surrounding properties. 

Consistent with the originally proposed project, Tthere are no incompatibilities between the 
proposed modified project and planned future projects in the City, which primarily include mixed-
use and residential developments. As stated above, proposed projects in the City would be reviewed 
for consistency with adopted land use plans and policies by the City. For this reason, current and 
future projects are anticipated to be consistent with applicable General Plan and zoning 
requirements or would be subject to allowable exceptions. Further, each discretionary project 
would be subject to CEQA, mitigation requirements, and design review, as applicable. Therefore, 
consistent with the originally proposed project, the proposed modified project would not contribute 
a significant cumulative aesthetic or visual impact in the City, and no mitigation is required. 
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4.2 AIR QUALITY 

This section has been prepared to evaluate potential air quality impacts for both the originally 
proposed Bolsa Chica Senior Living Community Project (originally proposed project) and the 
modified Bolsa Chica Senior Living Community Project (modified project) using methodologies and 
assumptions recommended in the air quality impact assessment guidelines of the South Coast Air 
Quality Management District (SCAQMD) in its California Environmental Quality Act (CEQA) Air 
Quality Handbook1, and associated updates. In keeping with these guidelines, this section describes 
existing air quality and evaluates short-term impacts during construction, long-term emissions 
associated with operation, and how potential impacts correlate to human health. The originally 
proposed project included construction of a five-story, 298,000-square-foot State-licensed senior 
living community consisting of 213 total living units on an approximately 3.10-acre parcel (project 
site). In response to public comments received on the Draft EIR and, in an effort, to reduce 
environmental impacts associated with the originally proposed project, the project design has been 
modified and now includes construction of a four-story, 200,000-square-foot State-licensed senior 
living community consisting of 159 total living units on the same project site. When compared to the 
originally proposed project, the modified project would include 98,000 fewer square feet of 
development and 54 fewer living units. Air quality modeling data for both the originally proposed 
project and modified project are included in Appendix D.  

4.2.1 Scoping Process 

The Notice of Preparation (NOP) was published in November 2022 for the originally proposed 
project and a Scoping Meeting was held on November 10, 2022. The City of Huntington Beach (City) 
received one comment letter during the public review period of the Initial Study (IS)/NOP. For a 
copy of the IS/NOP comment letter received, refer to Appendix B of this Revised Draft EIR. No 
comments received were related to air quality.  

4.2.2 Methodology 

Implementation of both the originally proposed project and modified project would result in criteria 
pollutant emissions associated with construction and operational sources. Construction activities 
would generate emissions from off-road construction equipment, and on roadways as a result of 
construction-related truck hauling, vendor deliveries, and worker commuting. Operational activities 
would also generate emissions associated with miscellaneous on-site sources, such as natural gas 
combustion for cooking, heating, and landscaping equipment, and from operational-related traffic. 
This The originally proposed project analysis utilized the California Emissions Estimator Model 
(CalEEMod) version 2020.4.0 to quantify the criteria pollutant emissions for both construction and 
operation of the originally proposed project. Since the analysis of the originally proposed project 
was prepared, CalEEMod version 2022.1 was approved and previous CalEEMod versions, including 
version 2020.4.0, are outdated. CalEEMod version 2022.1 includes updated default parameters and 
refined underlying calculations for emissions quantification; therefore, CalEEMod version 2022.1 is 
appropriate for use. As such, CalEEMod version 2022.1 was used to quantify the criteria pollutant 

 
1  South Coast Air Quality Management District (SCAQMD). 1993. CEQA Air Quality Handbook. Website: 

http://www.aqmd.gov/home/rules-compliance/ceqa/air-quality-analysis-handbook/ceqa-air-quality-
handbook-(1993), (accessed November 2022) 
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emissions associated with construction and operation of the modified project. In addition, the 
originally proposed project and existing uses were remodeled using CalEEMod version 2022.1 to 
provide a consistent comparison of changes between the originally proposed project and modified 
project. The maximum daily emissions are calculated for the criteria pollutants. The CalEEMod 
output is contained in Appendix D. 

CalEEMod provides a platform to calculate both construction emissions and operational emissions 
from a project. It calculates both the daily maximum and annual average for criteria pollutants as 
well as total or annual GHG emissions. The model also provides default values for water and energy 
use. Specifically, the model performs the following calculations: 

 Short-term construction emissions associated with demolition, site preparation, grading, 
building, architectural coating (painting), and paving from off-road construction equipment; on-
road mobile equipment associated with workers, vendors, delivery, and hauling; fugitive dust 
associated with grading, demolition, truck loading, and roads; and volatile emissions of volatile 
organic compounds (VOCs) from architectural coating and paving.  

 Operational emissions, such as on-road mobile vehicle traffic generated by the land uses, 
fugitive dust associated with roads, volatile emissions of VOCs from architectural coatings, off-
road emissions from landscaping equipment, volatile emissions of VOCs from consumer 
products and cleaning supplies, natural gas usage in the buildings, electricity usage in the 
buildings, water usage by the land uses, and solid waste disposal by the land uses. 

In addition, CalEEMod contains default values and existing regulation methodologies to use in each 
specific local air quality district region. Appropriate statewide default values can be utilized if 
regional default values are not defined. This analysis utilized project-specific inputs and relevant 
model default factors for the Orange County (County) area, which is within the SCAQMD jurisdiction 
for the emissions inventory, consistent with SCAQMD requirements. 

4.2.3 Existing Environmental Setting 

The City is part of the South Coast Air Basin (Basin) and is under the jurisdiction of SCAQMD. 
Background information about air pollutants and health effects, climate, meteorological conditions, 
and regional air quality conditions in the Basin and local air quality conditions in the vicinity of the 
project site is provided below. As the modified project would be located on the same site as the 
originally proposed project, the following existing environmental setting would remain the same for 
the modified project. 

4.2.3.1 Air Pollutants and Health Effects 

Both State and federal governments have established health-based ambient air quality standards for 
six criteria air pollutants: carbon monoxide (CO), ozone (O3), nitrogen dioxide (NO2), sulfur dioxide 
(SO2), lead (Pb), and suspended particulate matter. In addition, the State has set standards for 
sulfates, hydrogen sulfide, vinyl chloride, and visibility-reducing particles. These standards are 
designed to protect the health and welfare of the populace with a reasonable margin of safety. Two 
criteria pollutants, O3 and NO2, are considered regional pollutants because they (or their precursors) 
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affect air quality on a regional scale. Pollutants such as CO, SO2, and Pb are considered local 
pollutants that tend to accumulate in the air locally. 

The primary pollutants of concern in the vicinity of the project site are O3, CO, and suspended 
particulate matter. Significance thresholds established by an air quality district are used to manage 
total regional and local emissions within an air basin based on the air basin’s attainment status for 
criteria pollutants. These emission thresholds were established for individual development projects 
that would contribute to regional and local emissions and could adversely affect or delay the air 
basin’s projected attainment target goals for nonattainment criteria pollutants. 

Because of the conservative nature of the significance thresholds, and the basin-wide context of 
individual development project emissions, there is no direct correlation between a single project 
and localized air quality-related health effects. One individual project that generates emissions 
exceeding a threshold does not necessarily result in adverse health effects for residents in the 
project vicinity. This condition is especially true when the criteria pollutants exceeding thresholds 
are those with regional effects, such as ozone precursors like nitrogen oxides (NOX) and reactive 
organic gases (ROGs).  

Further, by its very nature, air pollution is largely a cumulative impact. No single project is sufficient 
in size to by itself result in nonattainment of ambient air quality standards. Instead, a project’s 
individual emissions contribute to existing cumulatively significant adverse air quality impacts. If a 
project’s contribution to the cumulative impact is considerable, then the project’s impact on air 
quality would be considered significant. In developing thresholds of significance for air pollutants, 
the air quality districts have considered the emission levels for which a project’s individual emissions 
would be cumulatively considerable. If a project exceeds the identified significance thresholds, its 
emissions would be cumulatively considerable, resulting in significant adverse air quality impacts to 
the region’s existing air quality conditions. 

Occupants of facilities such as schools, daycare centers, parks and playgrounds, hospitals, and 
nursing and convalescent homes are considered to be more sensitive than the general public to air 
pollutants because these population groups have increased susceptibility to respiratory disease. 
Persons engaged in strenuous work or exercise also have increased sensitivity to poor air quality. 
Residential areas are considered more sensitive to air quality conditions, compared to commercial 
and industrial areas, because people generally spend longer periods of time at their residences, with 
greater associated exposure to ambient air quality conditions. Recreational uses are also considered 
sensitive compared to commercial and industrial uses due to greater exposure to ambient air quality 
conditions associated with exercise. These populations are referred to as sensitive receptors. 

Air pollutants and their health effects, and other air pollution-related considerations are summarized 
in Table 4.2.A and are described in more detail below. 

Ozone. Ozone (O3) is a secondary air pollutant produced in the atmosphere through a complex 
series of photochemical reactions involving ROGs and NOX. The main sources of ROGs and NOX, 
often referred to as ozone precursors, are combustion processes (including combustion in motor 
vehicle engines) and the evaporation of solvents, paints, and fuels. Automobiles are typically the  
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Table 4.2.A: Sources and Health Effects of Air Pollutants 

Pollutants Sources Primary Effects 

Ozone (O3)  Precursor sources:1 motor vehicles, 
industrial emissions, and consumer 
products.  

 Respiratory symptoms. 
 Worsening of lung disease leading to premature 

death. 
 Damage to lung tissue. 
 Crop, forest, and ecosystem damage. 
 Damage to a variety of materials, including 

rubber, plastics, fabrics, paints, and metals. 

Particulate Matter Less 
than 2.5 Microns in 
Diameter (PM2.5) 

 Cars and trucks (especially diesels). 
 Fireplaces, woodstoves. 
 Windblown dust from roadways, 

agriculture, and construction. 

 Premature death. 
 Hospitalization for worsening of cardiovascular 

disease. 
 Hospitalization for respiratory disease. 
 Asthma-related emergency room visits. 
 Increased symptoms, increased inhaler usage. 

Particulate Matter Less 
than 10 Microns in 
Diameter (PM10) 

 Cars and trucks (especially diesels). 
 Fireplaces, woodstoves. 
 Windblown dust from roadways, 

agriculture, and construction. 

 Premature death and hospitalization, primarily 
for worsening of respiratory disease.  

 Reduced visibility and material soiling. 

Nitrogen Oxides (NOX)  Any source that burns fuels such as 
cars, trucks, construction and farming 
equipment, and residential heaters 
and stoves.  

 Lung irritation. 
 Enhanced allergic responses. 

Carbon Monoxide (CO)  Any source that burns fuels such as 
cars, trucks, construction and farming 
equipment, and residential heaters 
and stoves.  

 Chest pain in patients with heart disease. 
 Headache. 
 Light-headedness. 
 Reduced mental alertness. 

Sulfur Oxides (SOX)  Combustion of sulfur-containing fossil 
fuels. 

 Smelting of sulfur-bearing metal ores. 
 Industrial processes. 

 Worsening of asthma: increased symptoms, 
increased medication usage, and emergency 
room visits. 

Lead (Pb)  Contaminated soil.   Impaired mental functioning in children.  
 Learning disabilities in children. 
 Brain and kidney damage. 

Toxic Air Contaminants  
(TACs) 

 Cars and trucks (especially diesels). 
 Industrial sources, such as chrome 

platers. 
 Neighborhood businesses, such as dry 

cleaners and service stations. 
 Building materials and products. 

 Cancer. 
 Reproductive and developmental effects. 
 Neurological effects. 

Source: California Air Resources Board (2018).  
1  Ozone is not generated directly by these sources. Rather, chemicals emitted by these precursor sources react with sunlight to form 

ozone in the atmosphere.  

 
largest source of ozone precursors. Ozone is referred to as a regional air pollutant because its 
precursors are transported and diffused by wind concurrently with ozone production through the 
photochemical reaction process. Ozone causes eye irritation, airway constriction, and shortness of 
breath and can aggravate existing respiratory diseases such as asthma, bronchitis, and emphysema. 

Carbon Monoxide. CO is an odorless, colorless gas usually formed as the result of the incomplete 
combustion of fuels. The single largest source of CO is motor vehicles. CO transport is limited – it 
disperses with distance from the source under normal meteorological conditions. However, under 
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certain extreme meteorological conditions, CO concentrations near congested roadways or intersec-
tions may reach unhealthful levels that adversely affect local sensitive receptors (e.g., residents, 
schoolchildren, the elderly, and hospital patients). Typically, high CO concentrations are associated 
with roadways or intersections operating at unacceptable levels of service (LOS) or with extremely 
high traffic volumes. Exposure to high concentrations of CO reduces the oxygen-carrying capacity of 
the blood and can cause headaches, nausea, dizziness, and fatigue, impair central nervous system 
function, and induce angina (chest pain) in persons with serious heart disease. Extremely high levels 
of CO, such as those generated when a vehicle is running in an unventilated garage, can be fatal.  

Particulate Matter. Particulate matter is a class of air pollutants that consists of heterogeneous solid 
and liquid airborne particles from humanmade and natural sources. Particulate matter is 
categorized in two size ranges: PM10, for particles less than 10 microns in diameter, and PM2.5, for 
particles less than 2.5 microns in diameter. Motor vehicles are the primary generators of 
particulates, through tailpipe emissions as well as brake pad, tire wear, and entrained road dust. 
Diesel-powered trucks and off-road construction equipment are also a source of particulate matter 
and diesel particulate emissions are designated a Toxic Air Contaminant as is discussed further 
below. 

Wood burning in fireplaces and stoves, industrial facilities, and ground-disturbing activities such as 
construction are other sources of such fine particulates. These fine particulates are small enough to 
be inhaled into the deepest parts of the human lung and can cause adverse health effects. According 
to the California Air Resources Board (CARB), studies in the United States and elsewhere have 
demonstrated a strong link between elevated particulate levels and premature deaths, hospital 
admissions, emergency room visits, and asthma attacks, and studies of children’s health in California 
have demonstrated that particle pollution may significantly reduce lung function growth in 
children.2 Statewide attainment of particulate matter standards could reduce premature deaths, 
hospital admissions for cardiovascular and respiratory disease, asthma-related emergency room 
visits, and episodes of respiratory illness in California. 

Nitrogen Dioxide. NO2 is a reddish brown gas that is a byproduct of combustion processes. Automo-
biles and industrial operations are the main sources of NO2. Aside from its contribution to ozone 
formation, NO2 also contributes to other pollution problems, including a high concentration of fine 
particulate matter, poor visibility, and acid deposition. NO2 may be visible as a coloring component 
on high pollution days, especially in conjunction with high ozone levels. NO2 decreases lung function 
and may reduce resistance to infection. 

Sulfur Dioxide. SO2 is a colorless acidic gas with a strong odor. It is produced by the combustion of 
sulfur-containing fuels such as oil, coal, and diesel. SO2 has the potential to damage materials and 
can cause health effects at high concentrations. It can irritate lung tissue and increase the risk of 
acute and chronic respiratory disease. SO2 also reduces visibility and the level of sunlight at the 
ground surface. 

 
2  California Air Resources Board (CARB). 2020. Inhalable Particulate Matter and Health (PM2.5 and PM10). 

Website: ww2.arb.ca.gov/resources/inhalable-particulate-matter-and-health (accessed November 2022) 
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Lead. Lead is a metal found naturally in the environment as well as in manufactured products. The 
major sources of lead emissions have historically been mobile and industrial sources. As a result of 
the phase-out of leaded gasoline, metal processing is currently the primary source of lead emissions. 
The highest levels of lead in air are generally found near lead smelters. Other stationary sources are 
waste incinerators, utilities, and lead-acid battery factories. Twenty years ago, mobile sources were 
the main contributor to ambient lead concentrations in the air. In the early 1970s, the United States 
Environmental Protection Agency (USEPA) established national regulations to gradually reduce the 
lead content in gasoline. In 1975, unleaded gasoline was introduced for motor vehicles equipped 
with catalytic converters. The USEPA banned the use of leaded gasoline in highway vehicles in 
December 1995. As a result of USEPA regulatory efforts to remove lead from gasoline, emissions of 
lead from the transportation sector and levels of lead in the air decreased dramatically. 

Toxic Air Contaminants. In addition to the criteria pollutants discussed above, toxic air 
contaminants (TACs) are another group of pollutants of concern. Some examples of TACs include: 
benzene, butadiene, formaldehyde, and hydrogen sulfide. Potential human health effects of TACs 
include birth defects, neurological damage, cancer, and death. There are hundreds of different types 
of TACs with varying degrees of toxicity. Individual TACs vary greatly in the health risk they present; 
at a given level of exposure, one TAC may pose a hazard that is many times greater than another.  

TACs do not have ambient air quality standards, but are regulated by the USEPA, CARB, and the 
SCAQMD. In 1998, the CARB identified particulate matter from diesel-fueled engines as a TAC. The 
CARB has completed a risk management process that identified potential cancer risks for a range of 
activities and land uses that are characterized by use of diesel-fueled engines.3 High volume 
freeways, stationary diesel engines, and facilities attracting heavy and constant diesel vehicle traffic 
(distribution centers, truck stops) were identified as posing the highest risk to adjacent receptors. 
Other facilities associated with increased risk include warehouse distribution centers, large retail or 
industrial facilities, construction sites, high volume transit centers, and schools with a high volume 
of bus traffic. Health risks from TACs are a function of both concentration and duration of exposure. 

Unlike TACs emitted from industrial and other stationary sources noted above, most diesel 
particulate matter is emitted from mobile sources—primarily “off-road” sources such as 
construction and mining equipment, agricultural equipment, and truck-mounted refrigeration units, 
as well as trucks and buses traveling on freeways and local roadways.  

The CARB Diesel Risk Reduction Plan is intended to substantially reduce diesel particulate matter 
emissions and associated health risks through introduction of ultra-low-sulfur diesel fuel—a step 
already implemented—and cleaner-burning diesel engines.4 The technology for reducing diesel 
particulate matter emissions from heavy-duty trucks is well established, and both State and federal 
agencies are moving aggressively to regulate engines and emission control systems to reduce and 
remediate diesel emissions.  

 
3  CARB. 2000a. Fact Sheet – California’s Plan to Reduce Diesel Particulate Matter Emissions. October. 

Website: www.arb.ca.gov/diesel/factsheets/rrpfactsheet.pdf (accessed November 2022). 
4  CARB. 2000b. Risk Reduction Plan to Reduce Particulate Matter Emissions from Diesel-Fueled Engines and 

Vehicles. October. Prepared by the Stationary Source Division and Mobile Source Control Division. 
Website: www.arb.ca.gov/diesel/documents/rrpFinal.pdf (accessed November 2022). 
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High Volume Roadways. Air pollutant exposures and their associated health burdens vary 
considerably within places in relation to sources of air pollution. Motor vehicle traffic is perhaps the 
most important source of intra-urban spatial variation in air pollution concentrations. Air quality 
research consistently demonstrates that pollutant levels are substantially higher near freeways and 
busy roadways, and human health studies have consistently demonstrated that children living 
within 100 to 200 meters (328 to 656 feet) of freeways or busy roadways have reduced lung 
function and higher rates of respiratory disease. At present, it is not possible to attribute the effects 
of roadway proximity on non-cancer health effects to one or more specific vehicle types or vehicle 
pollutants. Engine exhaust, from diesel, gasoline, and other combustion engines, is a complex 
mixture of particles and gases, with collective and individual toxicological characteristics. 

4.2.3.2 National and State Ambient Air Quality Standards 

Both State and federal governments have established health-based ambient air quality standards for 
criteria air pollutants. Criteria pollutants are defined as those pollutants for which the federal and 
State governments have established ambient air quality standards, or criteria, for outdoor 
concentrations in order to protect public health.  

Both the USEPA and the CARB have established ambient air quality standards for the following com-
mon pollutants: CO, O3, NO2, SO2, Pb, and suspended particulate matter. In addition, the State has 
set standards for sulfates, hydrogen sulfide, vinyl chloride, and visibility-reducing particles. These 
standards are designed to protect the health and welfare of the populace with a reasonable margin 
of safety. These ambient air quality standards are levels of contaminants that avoid specific adverse 
health effects associated with each pollutant.  

Federal standards include both primary and secondary standards. Primary standards establish limits 
to protect public health, including the health of sensitive populations such as asthmatics, children, 
and the elderly. Secondary standards set limits to protect public welfare, including protection 
against decreased visibility, and damage to animals, crops, vegetation, and buildings.5 State and 
federal standards for the criteria air pollutants are listed in Table 4.2.B.  

4.2.3.3 Existing Climate and Air Quality 

The following provides a discussion of the local and regional air quality and climate in the City of 
Huntington Beach. 

Climate and Meteorology. Air quality in Huntington Beach is affected by various emission sources 
(e.g., mobile and industry) as well as atmospheric conditions (e.g., wind speed, wind direction, 
temperature, and rainfall). The combination of topography, low mixing height, abundant sunshine, 
and emissions from the second largest urban area in the United States gives the South Coast Air 
Basin (Basin) some of the highest pollutant concentrations in the country. 

 
5  United States Environmental Protection Agency (USEPA). 2017. Criteria Air Pollutants. October. Website: 

www.epa.gov/criteria-air-pollutants (accessed November 2022). 
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Table 4.2.B: Federal and State Ambient Air Quality Standards 

Pollutant 
Averaging 

Time 
California Standards 1 Federal Standards 2 

Concentration 3 Method 4 Primary 3,5 Secondary 3,6 Method 7 

Ozone 
(O3)8 

1-Hour 
0.09 ppm  

(180 μg/m3) Ultraviolet 
Photometry 

– Same as 
Primary 

Standard 

Ultraviolet 
Photometry 

8-Hour 
0.07 ppm  

(137 μg/m3) 
0.070 ppm  

(137 μg/m3) 
Respirable 
Particulate 

Matter 
(PM10)9 

24-Hour 50 μg/m3 
Gravimetric or Beta 

Attenuation 

150 μg/m3 
Same as 
Primary 

Standard 

Inertial 
Separation and 

Gravimetric 
Analysis 

Annual 
Arithmetic 

Mean 
20 μg/m3 – 

Fine 
Particulate 

Matter 
(PM2.5)9 

24-Hour – 35 μg/m3 
Same as 
Primary 

Standard 

Inertial 
Separation and 

Gravimetric 
Analysis 

Annual 
Arithmetic 

Mean 
12 μg/m3 

Gravimetric or Beta 
Attenuation 

129.0 μg/m3 

Carbon 
Monoxide 

(CO) 

8-Hour 
9.0 ppm  

(10 mg/m3) Non-Dispersive 
Infrared 

Photometry 
(NDIR) 

9 ppm  
(10 mg/m3) 

– 
Non-Dispersive 

Infrared 
Photometry 

(NDIR) 

1-Hour 
20 ppm  

(23 mg/m3) 
35 ppm  

(40 mg/m3) 
8-Hour 

(Lake Tahoe) 
6 ppm 

(7 mg/m3) 
– – 

Nitrogen 
Dioxide 
(NO2)10 

Annual 
Arithmetic 

Mean 

0.03 ppm 
(57 μg/m3) 

Gas Phase 
Chemi-

luminescence 

53 ppb  
(100 μg/m3) 

Same as 
Primary 

Standard 
Gas Phase 

Chemi-
luminescence 

1-Hour 
0.18 ppm  

(339 μg/m3) 
100 ppb  

(188 μg/m3) 
– 

Lead 
(Pb)12,13 

30-Day 
Average 

1.5 μg/m3 

Atomic  
Absorption 

– – 
High-Volume 
Sampler and 

Atomic 
Absorption 

Calendar 
Quarter 

– 
1.5 μg/m3 

(for certain areas)l Same as 
Primary 

Standard 
Rolling 3-

Month 
Average i 

– 0.15 μg/m3 

Sulfur 
Dioxide 
(SO2)11 

 

24-Hour 
0.04 ppm 

(105 μg/m3) 

Ultraviolet 
Fluorescence 

0.14 ppm 
(for certain areas) 

– 
Ultraviolet 

Fluorescence; 
Spectro-

photometry 
(Pararosaniline 

Method) 

3-Hour – – 
0.5 ppm  

(1300 μg/m3) 

1-Hour 
0.25 ppm  

(655 μg/m3) 
75 ppb 

(196 μg/m3)11 
– 

Annual 
Arithmetic 

Mean 
– 

0.030 ppm 
(for certain 

areas)11 
– 

Visibility-
Reducing 

Particles 12 
8-Hour See footnote 14 

Beta Attenuation 
and 

Transmittance 
through Filter 

Tape 

No 
 

Federal 
 

Standards 
 

Sulfates 24-Hour 25 μg/m3 
Ion 

Chromatography 
Hydrogen 

Sulfide 
1-Hour 

0.03 ppm  
(42 μg/m3) 

Ultraviolet 
Fluorescence 

Vinyl 
Chloride 10 

24-Hour 
0.01 ppm  

(26 μg/m3) 
Gas 

Chromatography 
Source: Ambient Air Quality Standards (California Air Resources Board 20162024). 
Table notes continued on the following page 
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1  California standards for ozone, carbon monoxide (except 8-hour Lake Tahoe), sulfur dioxide (1- and 24-hour), nitrogen dioxide, and 
particulate matter (PM10, PM2.5, and visibility reducing particles), are values that are not to be exceeded. All others are not to be 
equaled or exceeded. California ambient air quality standards are listed in the Table of Standards in Section 70200 of Title 17 of the 
California Code of Regulations. 

2 National standards (other than ozone, particulate matter, and those based on annual arithmetic mean) are not to be exceeded more 
than once a year. The ozone standard is attained when the fourth highest 8-hour concentration measured at each site in a year, 
averaged over three years, is equal to or less than the standard. For PM10, the 24-hour standard is attained when the expected number 
of days per calendar year with a 24-hour average concentration above 150 μg/m3 is equal to or less than one. For PM2.5, the 24-hour 
standard is attained when 98 percent of the daily concentrations, averaged over three years, are equal to or less than the standard. 
Contact USEPA for further clarification and current national policies. 

3 Concentration expressed first in units in which it was promulgated. Equivalent units given in parentheses are based upon a reference 
temperature of 25°C and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a reference 
temperature of 25°C and a reference pressure of 760 torr; ppm in this table refers to ppm by volume, or micromoles of pollutant per 
mole of gas. 

4 Any equivalent measurement method which can be shown to the satisfaction of the CARB to give equivalent results at or near the level 
of the air quality standard may be used. 

5 National Primary Standards: The levels of air quality necessary, with an adequate margin of safety to protect the public health. 
6 National Secondary Standards: The levels of air quality necessary to protect the public welfare from any known or anticipated adverse 

effects of a pollutant. 
7 Reference method as described by the USEPA. An “equivalent method” of measurement may be used but must have a “consistent 

relationship to the reference method” and must be approved by the USEPA. 
8 On October 1, 2015, the national 8-hour ozone primary and secondary standards were lowered from 0.075 to 0.070 ppm. 
9  On December 14, 2012, the national annual PM2.5 primary standard was lowered from 15 μg/m3 to 12.0 μg/m3. The existing national 

24- hour PM2.5 standards (primary and secondary) were retained at 35 μg/m3, as was the annual secondary standard of 15 μg/m3. The 
existing 24-hour PM10 standards (primary and secondary) of 150 μg/m3 

also were retained. The form of the annual primary and 
secondary standards is the annual mean, averaged over 3 years. 

10 To attain the 1-hour national standard, the three-year average of the annual 98th percentile of the 1-hour daily maximum 
concentrations at each site must not exceed 100 ppb. Note that the national 1-hour standard is in units of parts per billion (ppb). 
California standards are in units of parts per million (ppm). To directly compare the national 1-hour standard to the California 
standards the units can be converted from ppb to ppm. In this case, the national standard of 100 ppb is identical to 0.100 ppm. 

11  On June 2, 2010, a new 1-hour SO2 standard was established and the existing 24-hour and annual primary standards were revoked. To 
attain the 1-hour national standard, the three-year average of the annual 99th percentile of the 1-hour daily maximum concentrations 
at each site must not exceed 75 ppb. The 1971 SO2 national standards (24-hour and annual) remain in effect until one year after an 
area is designated for the 2010 standard, except that in areas designated nonattainment for the 1971 standards, the 1971 standards 
remain in effect until implementation plans to attain or maintain the 2010 standards are approved.  

 Note that the 1-hour national standard is in units of parts per billion (ppb). California standards are in units of parts per million (ppm). 
To directly compare the 1-hour national standard to the California standard the units can be converted to ppm. In this case, the 
national standard of 75 ppb is identical to 0.075 ppm. 

12 The CARB has identified lead and vinyl chloride as ‘toxic air contaminants’ with no threshold level of exposure for adverse health 
effects determined. These actions allow for the implementation of control measures at levels below the ambient concentrations 
specified for these pollutants. 

13  The national standard for lead was revised on October 15, 2008, to a rolling 3-month average. The 1978 lead standard (1.5 μg/m3 as a 
quarterly average) remains in effect until one year after an area is designated for the 2008 standard, except that in areas designated 
nonattainment for the 1978 standard, the 1978 standard remains in effect until implementation plans to attain or maintain the 2008 
standard are approved. 

14  In 1989, the CARB converted both the general Statewide 10-mile visibility standard and the Lake Tahoe 30-mile visibility standard to 
instrumental equivalents, which are “extinction of 0.23 per kilometer” and “extinction of 0.07 per kilometer” for the Statewide and 
Lake Tahoe Air Basin standards, respectively. 

C = degrees Celsius 
µg/m3 = micrograms per cubic meter 
CARB = California Air Resources Board 
mg/m3 = milligrams per cubic meter 
ppb = parts per billion 
ppm = parts per million 
USEPA = United States Environmental Protection Agency 

 
The annual average temperature varies throughout the Basin, ranging from the low- to middle-60s, 
measured in degrees Fahrenheit (°F). With a more pronounced oceanic influence, coastal areas, 
including the City of Huntington Beach, show less variability in annual minimum and maximum 
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temperatures than inland areas. The climatological station closest to the project site is the Long 
Beach station.6 The monthly average maximum temperature recorded at this station ranged from 

65.2F in January to 80.7F in August, with an annual average maximum of 72.4F. The monthly 

average minimum temperature recorded at this station ranged from 44.8F in January to 62.1F in 

August, with an annual average minimum of 53.4F. These levels are representative of the project 
site.  

The majority of annual rainfall in the Basin occurs between November and March. Summer rainfall is 
minimal and is generally limited to scattered thunderstorms in coastal regions and slightly heavier 
showers in the eastern portion of the Basin and along the coastal side of the mountains. The 
monthly average rainfall at the Long Beach station typically varies from 2.88 inches in January to 
0.00 inch in July with an annual total of 12.72 inches. Patterns in monthly and yearly rainfall totals 
are unpredictable due to fluctuations in the weather. 

The Basin experiences a persistent temperature inversion (increasing temperature with 
increasing altitude) as a result of the Pacific high, which is the semi-permanent high-pressure area 
of the north Pacific Ocean and is the dominating factor in California weather. This inversion 
limits the vertical dispersion of air contaminants, holding them relatively near the ground. As the 
sun warms the ground and the lower air layer, the temperature of the lower air layer approaches 
the temperature of the base of the inversion (upper) layer until the inversion layer finally breaks, 
allowing vertical mixing with the lower layer. This phenomenon is observed in mid-afternoon to late 
afternoon on hot summer days, when the smog appears to clear up suddenly. Winter inversions 
frequently break by midmorning. 

Winds in the vicinity of the project site blow predominantly from the west–northwest, with 
relatively low velocities.7 Wind speeds in Huntington Beach average between 7 miles per hour (mph) 
and 4 mph. Summer wind speeds average slightly higher than winter wind speeds. Low average 
wind speeds, together with a persistent temperature inversion, limit the vertical dispersion of air 
pollutants throughout the Basin. Strong, dry, north, or northeasterly winds, known as Santa Ana 
winds, occur during the fall and winter months and disperse air contaminants. The Santa Ana 
conditions tend to last for several days at a time.8 

The combination of stagnant wind conditions and low inversions produces the greatest pollutant 
concentrations. On days of no inversion or high wind speeds, ambient air pollution concentrations 
are the lowest. During periods of low inversions and low wind speeds, air pollutants generated in 
urbanized areas are transported predominantly onshore into Riverside and San Bernardino 
Counties. In the winter, the greatest pollution problems are CO and NOx because of extremely low 
inversions and air stagnation during the night and early morning hours. In the summer, the longer 
daylight hours and the brighter sunshine combine to cause a reaction between hydrocarbons and 
NOX to form photochemical smog or ozone. 

 
6 Western Regional Climate Center. Recent Climate in the West. Website: http://www.wrcc.dri.edu 

(accessed November 2022). 
7  Iowa Environmental Mesonet. 2021. Windrows. Website: https://mesonet.agron.iastate.edu/sites/wind

rose.phtml?—network=CA_—ASOS&station=LGB (accessed November 2022). 
8  Ibid. 
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Attainment Status.  CARB is required to designate areas of the State as attainment, nonattainment, 
or unclassified for all State standards. An attainment designation for an area signifies that pollutant 
concentrations did not violate the standard for that pollutant in that area. A nonattainment 
designation indicates that a pollutant concentration violated the standard at least once, excluding 
those occasions when a violation was caused by an exceptional event, as defined in the criteria. An 
unclassified designation signifies that data do not support either an attainment or nonattainment 
status. The California Clean Air Act (CCAA) divides districts into moderate, serious, and severe air 
pollution categories, with increasingly stringent control requirements mandated for each category. 

The USEPA designates areas for O3, CO, and NO2 as one of the following: does not meet the primary 
standards, or cannot be classified, or better than national standards. For SO2, areas are designated 
as: does not meet the primary standards, does not meet the secondary standards, cannot be 
classified, or better than national standards. Table 4.2.C provides a summary of the attainment 
status for the Basin with respect to the National and California Ambient Air Quality Standards 
(NAAQS and CAAQS, respectively). 

Table 4.2.C: South Coast Air Basin Attainment Status 

Pollutant State Federal 

O3 1 hour Nonattainment Extreme Nonattainment 

O3 8 hour Nonattainment Extreme Nonattainment 

PM10 Nonattainment Attainment/Maintenance 

PM2.5 Nonattainment Serious Nonattainment  

CO Attainment Attainment/Maintenance 

NO2 Attainment Attainment/Maintenance 

SO2 N/A Attainment/Unclassified 

Lead Attainment Partial Nonattainment1 

All others Attainment/Unclassified Attainment/Unclassified 
Source: South Coast Air Quality Management District (2016b).  
1  Partial Nonattainment designation – Los Angeles County portion of Basin only for near-source monitors. Expect redesignation to 

attainment based on current monitoring data. 
CO = carbon monoxide 
N/A = not applicable 
NO2 = nitrogen dioxide 
O3 = ozone 

PM10 = particulate matter less than 10 microns in size 
PM2.5 = particulate matter less than 2.5 microns in size 
SO2 = sulfur dioxide 

 
Air Quality Monitoring Results. Air quality monitoring stations are located throughout the nation 
and are maintained by the local air pollution control district and State air quality regulating agencies. 
The SCAQMD, together with CARB, maintains ambient air quality monitoring stations in the Basin. 
The air quality monitoring station closest to the project site is 1630 W. Pampas Lane, Anaheim, 
California. 

Pollutant monitoring results for years 2019 to 2021 2023 at the Anaheim monitoring station, shown 
in Table 4.2.D, indicate that air quality in the vicinity of the project site has generally been good. As 
indicated in the monitoring results, the federal PM10 standard had no exceedances during the 
threefive-year period. The State PM10 standard had four exceedances in 2019, five exceedances in 
2020, one exceedance in 2022, and an unknown number of exceedances in 2021 and 2023. PM2.5  
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Table 4.2.D: Ambient Air Quality in the Project Vicinity 

Pollutant Standard 2019 2020 2021 2022 2023 

Carbon Monoxide (CO)       

Maximum 1-hour concentration (ppm)   2.4 2.3 2.1 2.4 2.5 

Number of days exceeded: State: > 20 ppm 0 0 0 0 0 

 Federal: > 35 ppm 0 0 0 0 0 

Maximum 8-hour concentration (ppm)  1.3 1.7 1.5 1.4 1.6 

Number of days exceeded: State: > 9 ppm 0 0 0 0 0 

 Federal: > 9 ppm 0 0 0 0 0 

Ozone (O3)       

Maximum 1-hour concentration (ppm)  0.096 0.142 0.089 0.102 0.089 

Number of days exceeded: State: > 0.09 ppm 1 6 0 1 0 

Maximum 8-hour concentration (ppm)  0.082 0.098 0.068 0.077 0.076 

Number of days exceeded: State: > 0.07 ppm 1 16 0 1 2 

 Federal: > 0.07 ppm 1 15 0 1 2 

Coarse Particulates (PM10)       

Maximum 24-hour concentration (µg/m3)  127.1 74.5 63.0 67.0 146.0 

Number of days exceeded: State: > 50 µg/m3 4 5 ND 1 ND 

 Federal: > 150 µg/m3 0 0 0 0 0 

Annual arithmetic average concentration (µg/m3) 24.4 ND ND 20.9 ND 

Exceeded for the year: State: > 20 µg/m3 Yes ND ND Yes ND 

 Federal: > 50 µg/m3 No ND ND No ND 

Fine Particulates (PM2.5)a       

Maximum 24-hour concentration (µg/m3)  37.1 64.8 54.4 33.1 45.6 

Number of days exceeded: Federal: > 35 µg/m3 4 12 ND 0 ND 

Annual arithmetic average concentration (µg/m3)  9.4 12.4 11.5 9.9 9.5 

Exceeded for the year: State: > 12 µg/m3 No Yes No No No 

 Federal: > 15 µg/m3 No No No No No  

Nitrogen Dioxide (NO2)       

Maximum 1-hour concentration (ppm)  0.059 0.070 0.067 0.053 0.051 

Number of days exceeded: State: > 0.250 ppm 0 0 0 0 0 

Annual arithmetic average concentration (ppm) 0.012 0.013 0.012 0.012 0.011 

Exceeded for the year: Federal: > 0.053 ppm No No No No No 

Sulfur Dioxide (SO2)       

Maximum 1-hour concentration (ppm)  ND ND ND ND ND 

Number of days exceeded: State: > 0.25 ppm ND ND ND ND ND 

Maximum 24-hour concentration (ppm)  ND ND ND ND ND 

Number of days exceeded: State: > 0.04 ppm ND ND ND ND ND 

 Federal: > 0.14 ppm ND ND ND ND ND 

Annual arithmetic average concentration (ppm) ND ND ND ND ND 

Exceeded for the year: Federal: > 0.030 ppm ND ND ND ND ND 
Sources:  CARB (2021 and 2024) and USEPA (2021 and 2024). 
Note: All data were taken from the 1630 W. Pampas Lane, Anaheim Monitoring Station. 
a  On February 7, 2024, the federal annual PM2.5 standard was revised from 12.0 µg/m3 to 9.0 µg/m3. However, since the data presented 

in Table 4.2.D is through 2022, it uses the 12.0 µg/m3 standard that was in effect through 2022. 
CARB = California Air Resources Board 
ND = No data. There were insufficient (or no) data to determine the value. 
ppm = parts per million 
USEPA = United States Environmental Protection Agency 



D R A F T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U N E  2 0 2 4  

B O L S A  C H I C A  S E N I O R  L I V I N G  C O M M U N I T Y  P R O J E C T

H U N T I N G T O N  B E A C H ,  C A L I F O R N I A

 

P:\HBC2201.01\04.3 - Final EIR\April 2024 Revised Final EIR\2.0 Revised Draft EIR\4.2 Air Quality_June_RLSO.docx (06/17/24) 4.2-13 

levels exceeded the federal standard 4 times in 2019, 12 times in 2020, and an unknown number of 
times in 2021 and 2023, and no exceedances in 2022. The State 1-hour ozone standards had one 
exceedance in 2019 and 2022, six exceedances in 2020, and no exceedances in 2021 or 2023. The 
State 8-hour ozone standards had one exceedance in 2019, 16 exceedances in 2020, and no 
exceedances in 2021, one exceedance in 2022, and two exceedances in 2023. The federal 8-hour 
ozone standards were exceeded one time in 2019, 15 times in 2020, and no times in 2021, once in 
2022, and twice in 2023. The CO and NO2 standards were also not exceeded in this area during the 
35-year period. SO2 data was not available from 2019–20212023.  

Toxic Air Contaminant Trends. In 1984, the CARB adopted regulations to reduce TAC emissions from 
mobile and stationary sources, as well as consumer products. A CARB study showed that ambient 
concentrations and emissions of the seven TACs responsible for the most cancer risk from airborne 
exposure declined by 76 percent between 1990 and 2012.9 Concentrations of diesel particulate 
matter, a key TAC, declined by 68 percent between 1990 and 2012, despite a 31 percent increase in 
State population and an 81 percent increase in diesel vehicle miles traveled (VMT), as shown on 
Figure 4.2-1, below. The study also found that the significant reductions in cancer risk to California 
residents from the implementation of air toxics controls are likely to continue. 

Figure 4.2-1: California Population, Gross State Product (GSP), Diesel Cancer Risk, 
and Diesel Vehicle Miles Traveled (VMT) Regulatory Context 

 

Source: Ambient and Emission Trends of Toxic Air Contaminants in California (Propper, Ralph, et al. 2015).  

 

 
9  Propper, Ralph, et al. 2015. Ambient and Emission Trends of Toxic Air Contaminants in California. 

American Chemical Society: Environmental Science & Technology. Website: pubs.acs.org/doi/full/
10.1021/acs.est. 5b02766 (accessed November 2022). 
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4.2.4 Regulatory Setting 

The USEPA and CARB regulate direct emissions from motor vehicles. The SCAQMD is the regional 
agency primarily responsible for regulating air pollution emissions from stationary sources (e.g., 
factories) and indirect sources (e.g., traffic associated with new development), as well as monitoring 
ambient pollutant concentrations. As the modified project would be located on the same site as the 
originally proposed project and would result in the development of the same types of uses on the 
project site, the federal, State, and local regulatory setting would remain the same for the modified 
project. However, since the analysis of the originally proposed project was prepared, the SCAQMD 
adopted the 2022 Air Quality Management Plan (AQMP) and the Southern California Association of 
Governments (SCAG) adopted the 2024–2050 Regional Transportation Plan/Sustainable 
Communities Strategy (RTP/SCS).  

The applicable federal, State, regional, and local regulatory framework is discussed below. 

4.2.4.1 Federal Regulations 

Federal Clean Air Act. At the federal level, the USEPA has been charged with implementing national 
air quality programs. The USEPA air quality mandates are drawn primarily from the federal Clean Air 
Act (CAA), which was enacted in 1963. The CAA was amended in 1970, 1977, and 1990. 

The CAA required the USEPA to establish primary and secondary NAAQS and required each state to 
prepare an air quality control plan referred to as a State Implementation Plan (SIP). The CAA 
Amendments of 1990 added requirements for states with nonattainment areas to revise their SIPs 
to incorporate additional control measures to reduce air pollution. The SIP is periodically modified 
to reflect the latest emissions inventories, planning documents, and rules and regulations of the air 
basins as reported by their jurisdictional agencies. The USEPA has responsibility to review all state 
SIPs to determine conformity with the mandates of the CAA and determine if implementation will 
achieve air quality goals. If the USEPA determines a SIP to be inadequate, a Federal Implementation 
Plan (FIP) may be prepared for the nonattainment area, which imposes additional control measures. 
Failure to submit an approvable SIP or to implement the plan within the mandated timeframe may 
result in sanctions on transportation funding and stationary air pollution sources in the air basin. 

The USEPA is also required to develop National Emission Standards for Hazardous Air Pollutants, 
which are defined as those which may reasonably be anticipated to result in increased deaths or 
serious illness, and which are not already regulated. An independent science advisory board reviews 
the health and exposure analyses conducted by the USEPA on suspected hazardous pollutants prior 
to regulatory development. 

4.2.4.2 State Regulations 

California Clean Air Act. In 1988, the California Clean Air Act (CCAA) required that all air quality 
districts in the State endeavor to achieve and maintain CAAQS for carbon monoxide (CO), ozone 
(O3), sulfur dioxide (SO2), and nitrogen dioxide (NO2) by the earliest practical date. The California 
Clean Air Act provides districts with authority to regulate indirect sources and mandates that air 
quality districts focus particular attention on reducing emissions from transportation and area-wide 
emission sources. Each nonattainment district is required to adopt a plan to achieve a 5 percent 
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annual reduction, averaged over consecutive 3-year periods, in district-wide emissions of each 
nonattainment pollutant or its precursors. A SIP shows how a district would reduce emissions to 
achieve air quality standards. Generally, the State standards for these pollutants are more stringent 
than the national standards. 

California Air Resources Board. The CARB is the State’s “clean air agency.” The CARB’s goals are to 
attain and maintain healthy air quality, protect the public from exposure to toxic air contaminants, 
and oversee compliance with air pollution rules and regulations. 

Assembly Bill 2588 Air Toxics “Hot Spots” Information and Assessment Act. Under Assembly Bill 
(AB) 2588, stationary sources of air pollutants are required to report the types and quantities of 
certain substances that their facilities routinely released into the air. The goals of the Air Toxics “Hot 
Spots” Act are to collect emission data, identify facilities having localized impacts, determine health 
risks, and notify nearby residents of significant risks.  

The California Air Resources Board Handbook. CARB has developed an Air Quality and Land Use 
Handbook10 (CARB Handbook) (2005), which is intended to serve as a general reference guide for 
evaluating and reducing air pollution impacts associated with new projects that go through the land 
use decision-making process. According to the CARB Handbook, air pollution studies have shown an 
association between respiratory and other non-cancer health effects and proximity to high traffic 
roadways. Other studies have shown that diesel exhaust and other cancer-causing chemicals 
emitted from cars and trucks are responsible for much of the overall cancer risk from airborne toxics 
in California. The CARB Handbook recommends that county and city planning agencies strongly 
consider proximity to these sources when finding new locations for “sensitive” land uses such as 
homes, medical facilities, daycare centers, schools, and playgrounds.  

Land use designations with air pollution sources of concern include freeways, rail yards, ports, 
refineries, distribution centers, chrome plating facilities, dry cleaners, and large gasoline service 
stations. Key recommendations in the CARB Handbook include taking steps to avoid siting new, 
sensitive land uses:  

 Within 500 feet of a freeway, urban roads with 100,000 vehicles/day or rural roads with 
50,000 vehicles/day; 

 Within 1,000 feet of a major service and maintenance rail yard;  

 Immediately downwind of ports (in the most heavily impacted zones) and petroleum refineries;  

 Within 300 feet of any dry cleaning operation (for operations with two or more machines, 
provide 500 feet); and 

 Within 300 feet of a large gas station (defined as a facility with a throughput of 3.6 million 
gallons per year or greater).  

 
10  CARB. 2005. Air Quality and Land Use Handbook: A Community Health Perspective (CARB Handbook). April. 
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The CARB Handbook specifically states that its recommendations are advisory and acknowledges 
land use agencies have to balance other considerations, including housing and transportation needs, 
economic development priorities, and other quality of life issues. 

The recommendations are generalized and do not consider site-specific meteorology, freeway truck 
percentages, or other factors that influence risk for a particular project site. The purpose of this 
guidance is to further examine project sites for actual health risk associated with the location of new 
sensitive land uses. 

4.2.4.3 Regional Regulations 

South Coast Air Quality Management District. The SCAQMD has jurisdiction over most air quality 
matters in the South Coast Air Basin (Basin). This area includes all of Orange County, Los Angeles 
County except for the Antelope Valley, the non-desert portion of western San Bernardino County, 
and the western and Coachella Valley portions of Riverside County. The SCAQMD is the agency 
principally responsible for comprehensive air pollution control in the Basin and is tasked with 
implementing certain programs and regulations required by the federal Clean Air Act (CAA) and the 
California Clean Air Act (CCAA). The SCAQMD prepares plans to attain State and National Ambient 
Air Quality Standards (NAAQS). SCAQMD is directly responsible for reducing emissions from 
stationary (area and point) sources. The SCAQMD develops rules and regulations, establishes 
permitting requirements, inspects emissions sources, and enforces such measures though 
educational programs or fines, when necessary. 

 Regulation IV - Prohibitions: This regulation sets forth the restrictions for visible emissions, odor 
nuisance, fugitive dust, various air pollutant emissions, fuel contaminants, start-up/shutdown 
exemptions, and breakdown events.  

○ Rule 402 - Nuisance: This rule restricts the discharge of any contaminant in quantities that 
cause or have a natural ability to cause injury, damage, nuisance, or annoyance to 
businesses, property, or the public. Similar to the originally proposed project, tThe modified 
proposed project will be required to comply with Rule 402. 

○ Rule 403 - Fugitive Dust: This rule requires the prevention, reduction, or mitigation fugitive 
dust emissions from a project site. Rule 403 restricts visible fugitive dust to a project 
property line, restricts the net PM10 emissions to less than 50 micrograms per cubic meter 
(µg/m3) and restricts the tracking out of bulk materials onto public roads. Additionally, Rule 
403 requires an applicant to utilize one or more of the best available control measures 
(identified in the tables within the rule). Control measures may include adding freeboard to 
haul vehicles, covering loose material on haul vehicles, watering, using chemical stabilizers, 
and/or ceasing all activities. Finally, Rule 403 requires that a contingency plan be prepared if 
so determined by the USEPA. In addition, SCAQMD Rule 403(e), Additional Requirements for 
Large Operations, includes requirements to provide Large Operation Notification Form 403 
N, appropriate signage, additional dust control measures, and employment of a dust control 
supervisor that has successfully completed the Dust Control training class in the South Coast 
Air Basin. Similar to the originally proposed project, tThe modified proposed project will be 
required to comply with Rule 403. 



D R A F T  E N V I R O N M E N T A L  I M P A C T  R E P O R T  
J U N E  2 0 2 4  

B O L S A  C H I C A  S E N I O R  L I V I N G  C O M M U N I T Y  P R O J E C T

H U N T I N G T O N  B E A C H ,  C A L I F O R N I A

 

P:\HBC2201.01\04.3 - Final EIR\April 2024 Revised Final EIR\2.0 Revised Draft EIR\4.2 Air Quality_June_RLSO.docx (06/17/24) 4.2-17 

 Regulation XI - Source Specific Standards: Regulation XI sets emissions standards for different 
sources. 

○ Rule 1113 - Architectural Coatings: This rule limits the amount of volatile organic 
compounds (VOCs) from architectural coatings and solvents, which lowers the emissions of 
odorous compounds. Similar to the originally proposed project, tThe modified proposed 
project will be required to comply with Rule 1113. 

The SCAQMD is responsible for demonstrating regional compliance with ambient air quality 
standards but has limited direct involvement in reducing emissions from fugitive, mobile, and 
natural sources. To that end, the SCAQMD works cooperatively with CARB, SCAG, county 
transportation commissions, local governments, and other federal and State government agencies. 
It has responded to this requirement by preparing a series of Air Quality Management Plans 
(AQMPs) to meet the CAAQS and NAAQS. SCAQMD and SCAG are responsible for formulating and 
implementing the AQMP for the South Coast Air Basin. The main purpose of an AQMP is to bring the 
area into compliance with federal and State air quality standards. Every several years, SCAQMD 
prepares a new AQMP, updating the previous plan and the 20-year horizon.11 The Final 2016 Air 
Quality Management Plan is the currently adopted AQMP. Key elements of the Final 2016 AQMP 
include the following: 

 Calculating and taking credit for co-benefits from other planning efforts (e.g., climate, energy, 
and transportation) 

 A strategy with fair-share emission reductions at the federal, State, and local levels 

 Investment in strategies and technologies meeting multiple air quality objectives 

 Seeking new partnerships and significant funding for incentives to accelerate deployment of 
zero-emission and near-zero emission technologies 

 Enhanced socioeconomic assessment, including an expanded environmental justice analysis 

 Attainment of the 24-hour PM2.5 standard in 2019 with no additional measures 

 Attainment of the annual PM2.5 standard by 2025 with implementation of a portion of the O3 
strategy  

 Attainment of the 1-hour O3 standard by 2022 with no reliance on “black box” future technology 
(federal Clean Air Act [CAA] Section 182(e)(5) measures) 

On December 2, 2022, the SCAQMD adopted the 2022 AQMP.12 The 2022 AQMP builds upon 
measures already in place from previous AQMPs. It also includes a variety of additional strategies 
such as regulation, accelerated deployment of available cleaner technologies (e.g., zero emissions 

 
11  SCAQMD. 2016a. Final 2016 Air Quality Management Plan. March. 
12  SCAQMD. 2022. Final 2022 Air Quality Management Plan. December 2.  
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technologies, when cost-effective and feasible, and low NOX technologies in other applications), best 
management practices, co-benefits from existing programs (e.g., climate and energy efficiency), 
incentives, and other CAA measures to achieve the 2015 8-hour ozone standard. 

Southern California Association of Governments. SCAG is a council of governments for Los Angeles, 
Orange, Riverside, San Bernardino, Imperial, and Ventura Counties. It is a regional planning agency 
and serves as a forum for regional issues relating to transportation, the economy and community 
development, and the environment. SCAG is the federally designated Metropolitan Planning 
Organization (MPO) for the majority of the southern California region and is the largest MPO in the 
nation. With regard to air quality planning, SCAG prepares the Regional Transportation Plan (RTP) 
and Regional Transportation Improvement Program (RTIP), which address regional development and 
growth forecasts and form the basis for the land use and transportation control portions of the 
AQMP and are utilized in the preparation of the air quality forecasts and consistency analysis 
included in the AQMP. The RTP, RTIP, and AQMP are based on projections originating within local 
jurisdictions. 

Although SCAG is not an air quality management agency, it is responsible for developing 
transportation, land use, and energy conservation measures that affect air quality. SCAG’s Regional 
Comprehensive Plan (RCP) provides growth forecasts that are used in the development of air 
quality-related land use and transportation control strategies by the SCAQMD. The RCP is a 
framework for decision-making for local governments, assisting them in meeting federal and State 
mandates for growth management, mobility, and environmental standards, while maintaining 
consistency with regional goals regarding growth and changes. Policies within the RCP include 
consideration of air quality, land use, transportation, and economic relationships by all levels of 
government. 

SCAG adopted the 2020-2045 Regional Transportation Plan/Sustainable Communities Strategy 
(Connect SoCal) on September 3, 2020. On April 4, 2024, SCAG adopted Connect SoCal: The 2024–
2050 Regional Transportation Plan/Sustainable Communities Strategy (Connect SoCal 2024).13 
Connect SoCal 2024 is a long-range visioning plan that balances future mobility and housing needs 
with economic, environmental, and public health goals. Connect SoCal 2024 is an important 
planning document for the region, allowing project sponsors to qualify for federal funding and takes 
into account operations and maintenance costs, to ensure reliability, longevity, and cost 
effectiveness.  

Using growth forecasts and economic trends, the RTP provides a vision for transportation 
throughout the region for the next 20 years. It considers the role of transportation in the broader 
context of economic, environmental, and quality-of-life goals for the future, identifying regional 
transportation strategies to address mobility needs. The SCS is a required element of the RTP, which 
integrates land use and transportation strategies to achieve CARB emissions reduction targets. The 
inclusion of the SCS is required by Senate Bill (SB) 375, which was enacted to reduce greenhouse gas 

 
13  Southern California Association of Governments (SCAG). 2024. Connect SoCal: The 2024–2050 Regional 

Transportation Plan/Sustainable Communities Strategy of the Southern California Association of 
Governments. Website: https://scag.ca.gov/sites/main/files/file-attachments/23-2987-connect-socal-
2024-final-complete-040424.pdf?1712261565 (accessed May 2024). 
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(GHG) emissions from automobiles and light trucks through integrated transportation, land use, 
housing, and environmental planning. As part of complying with SCS requirements, SCAG evaluated 
whether it achieved the 2020 target achievement of 8 percent emission reduction from 2005 levels 
by 2020. Based on analysis of observed data, SCAG did achieve this target. However, decreased 
travel during the shutdowns in response to the COVID-19 pandemic most likely helped the 
achievement of the 2020 target, so continued effort will be necessary to sustain progress and 
implementation of the RTP/SCS to reach the 2035 target. With the implementation of strategies 
detailed in the RTP/SCS to support reduced GHG emissions, combined with other factors, the 
RTP/SCS would successfully meet its GHG emission reduction target of 19 percent by the year 2035 
compared to the 2005 level on a per capita basis. The RTP/SCS would successfully achieve and 
exceed the GHG emission-reduction targets set by CARB by achieving an 8 percent reduction by 
2020, an 18 percent reduction by 2035, and a 21 percent reduction by 2040 compared to the 2005 
level on a per capita basis. This RTP/SCS also meets criteria pollutant emission budgets set by the 
USEPA. 

4.2.4.4 Local Regulations 

City of Huntington Beach General Plan. The City of Huntington Beach addresses air quality in the 
Environmental Resources and Conservation Element of the City’s General Plan. The Environmental 
Resources and Conservation Element contains goals, policies, and implementing actions in relation 
to government organization roles and responsibilities, transportation, particulate and pollutant 
emissions, health and sensitive receptors, and land use. The following goals, policies, and 
implementing actions related to air quality are presented in the Environmental Resources and 
Conservation Element14 and are applicable to the originally proposed project and the modified 
proposed project: 

GOAL ERC-4. Air quality in Huntington Beach continues to improve through local actions and 
interagency cooperation 

Policies: 

 Continue to cooperate with the South Coast Air Quality Management District and other regional, 
state, and national agencies to enforce air quality standards and improve air quality  

 Continue to require construction projects to carry out best available air quality mitigation 
practices, including use of alternative fuel vehicles and equipment as feasible  

 Enforce maximum idling time regulations for off-road equipment 

 Require grading, landscaping, and construction activities to minimize dust while using as little 
water as possible  

 
14  City of Huntington Beach. 2017. City of Huntington Beach General Plan, Natural Resources and 

Conservation Element. October. Website: https://www.huntingtonbeachca.gov/files/users/planning/
environmental_resources_conservation_element.pdf (accessed November 2022). 
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 Continue to explore and implement strategies to minimize vehicle idling, including traffic signal 
synchronization and roundabouts  

 Minimize exposure of sensitive land uses to toxic air contaminants by locating new pollutant 
sources away from sensitive uses and disproportionally affected communities and by 
encouraging existing pollutant sources to reduce emissions when changes to existing operations 
or permits are proposed.  

4.2.5 Thresholds of Significance 

The following thresholds of significance are based on Appendix G of the State CEQA Guidelines. 
Based on these thresholds, implementation of the proposed project would have a significant 
adverse impact with respect to air quality if it would: 

Threshold 4.2.1:  Conflict with or obstruct implementation of the applicable air quality plan; 

Threshold 4.2.2:  Result in a cumulatively considerable net increase of any criteria pollutant 
for which the project region is nonattainment under an applicable Federal 
or State ambient air quality standard; 

Threshold 4.2.3:  Expose sensitive receptors to substantial pollutant concentrations; or  

Threshold 4.2.4:  Result in other emissions (such as those leading to odors) adversely 
affecting a substantial number of people. 

As discussed in Section 4.3.1 of the Initial Study prepared for the originally proposed project 
(Appendix A), the proposed project would not result in other emissions, such as those leading to 
odors, that would adversely affect a substantial number of people (Threshold 4.2.4), and this impact 
was determined to be less than significant. As the modified project would result in the same uses as 
the originally proposed project, the conclusions of the Initial Study related to other emissions, such 
as those leading to odors, would remain the same for the modified project. Therefore, this topic is 
not further addressed below. 

4.2.6 Project Impacts  

Threshold 4.2.1:  Would the project conflict with or obstruct implementation of the 
applicable air quality plan? 

Less Than Significant Impact.  A consistency determination plays an essential role in local agency 
project review by linking local planning and unique individual projects to the air quality plans. A 
consistency determination fulfills the CEQA goal of fully informing local agency decision-makers of 
the environmental costs of the project under consideration at a stage early enough to ensure that 
air quality concerns are addressed. Only new or amended General Plan elements, Specific Plans, and 
significantly unique projects need to undergo a consistency review due to the air quality plan 
strategies being based on projections from local General Plans. 

Consistency with the 2016 2022 AQMP would be achieved if the project is consistent with the goals, 
objectives, and assumptions in this plan to achieve the federal and State air quality standards. Per 
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the SCAQMD CEQA Air Quality Handbook, there are two main indicators of a project’s consistency 
with the AQMP:  

 Indicator 1: Whether the project would result in an increase in the frequency or severity of 
existing air quality violations, cause or contribute to new violations, or delay timely attainment 
of the Ambient Air Quality Standards (AAQS) or emissions reductions in the AQMP. 

 Indicator 2: Whether the project would exceed the assumptions in the AQMP. The AQMP 
strategy is, in part, based on projections from local general plans. 

Indicator 1: As demonstrated under Threshold 4.2.2 below, consistent with the originally proposed 
project, the proposed modified project would result in short-term construction and long-term 
operational pollutant emissions that are all less than the CEQA significance emissions thresholds 
established by the SCAQMD. As such, as with the originally proposed project, the proposed modified 
project would not result in an increase in the frequency or severity of existing air quality violations, 
cause or contribute to new violations, or delay timely attainment of the AAQS or emission 
reductions in the 2022 AQMP. Therefore, consistent with the originally proposed project, the  
proposed modified project is considered consistent with Indicator 1. 

Indicator 2: The CEQA Air Quality Handbook indicates that consistency with 2022 AQMP growth 
assumptions must be analyzed for new or amended General Plan elements, Specific Plans, and 
significant projects. Significant projects include airports, electrical generating facilities, petroleum 
and gas refineries, designation of oil drilling districts, water ports, solid waste disposal sites, and 
offshore drilling facilities. Consistent with the originally proposed project, Tthe proposed modified 
project would include the adoption of a General Plan Amendment and a new Specific Plan. As such, 
this analysis evaluates whether the project would exceed the 2016 2022 AQMP’s assumptions for 
2040 2050 or yearly increments based on the year of project build out and phasing. 

With respect to determining the proposed modified project’s consistency with AQMP growth 
assumptions, the projections in the 2022 AQMP for achieving air quality goals are based on 
assumptions in SCAG’s Connect SoCal 2024RTP/SCS regarding population, housing, and growth 
trends. According to Connect SoCal 2024SCAG’s 2020–2045 RTP/SCS, as of 2019, the City’s 
population was 199,400 residents, and the City had 78,800 households and 85,300 jobs. According 
to Connect SoCal 2024, the number of households in the City is forecast to increase by 
approximately 2,600 households by 2035 and 4,500 households by 2050 and the City’s employment 
is forecast to increase by approximately 2,000 jobs by 2035 and 2,500 jobs by 2050.15the City’s 
population, households, and employment are forecast to increase by approximately 8,400 residents, 
3,300 households, and 7,400 jobs, respectively, between 2016 and 2045.16 

 
15  Southern California Association of Governments (SCAG). 2024. Connect SoCal 2024 Demographics & 

Growth Forecast. Website: https://scag.ca.gov/sites/main/files/file-attachments/23-2987-tr-demo
graphics-growth-forecast-final-040424.pdf?1712261839 (accessed May 2024).  

16  Southern California Association of Governments (SCAG). 2020. Connect SoCal 2020–2045 Regional 
Transportation Plan/Sustainable Communities Strategy. Website: https://scag.ca.gov/sites/main/files/file-
attachments/0903fconnectsocal-plan_0.pdf?1606001176 (accessed November 2022). 
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As discussed in Section 4.14, Population, of the Initial Study, the originally proposed project includes 
the demolition of two commercial buildings (retail and office), and the construction and operation 
of a five-story, 213-unit senior living community with a subterranean parking garage, and utility and 
landscaping improvements. The modified project includes the construction and operation of four-
story, 200,000-square-foot senior living community consisting of 159 total living units on the same 
project site. The senior living community is not a typical residential use and would likely attract 
existing residents that already live in the City and surrounding areas rather than inducing new 
population growth from outside the area. Nevertheless, the project site does not currently contain 
any permanent residents in the existing condition. As such, consistent with the originally proposed 
project, implementation of the proposed modified project would potentially result in an increase in 
City residents.  

The community is intended to house one resident per bed. Therefore, tThe originally proposed 
project could increase the City’s population by up to 278 new residents while the modified project 
could increase the City’s population by up to 189 new residents. The addition of 189 new residents 
under the modified project scenario (compared to 278 new residents with the originally proposed 
project) represents 0.09 percent of Huntington Beach’s 2019 population of 199,400 residents, 7.3 
percent of the 2035 household increase, and 4.2 percent of the 2050 household increase identified 
in the SCAG 2024-2050 RTP/SCS (compared to 0.14 percent of Huntington Beach’s 2022 population 
of 196,100 and 3.3 percent of the population increase identified in the SCAG 2020–2040 RTP/SCS 
under the originally proposed project). Given the specific services provided by a senior living 
community, it is expected that a majority of future residents would come from within a 5–7 mile 
vicinity of the project site. As such, consistent with the originally proposed project, it can be 
reasonably assumed that a portion of the modified community’s 278 189 residents would be 
comprised of individuals who already live in the City, and that a population and household increase 
represents a conservative, worst-case scenario. Moreover, as with the originally proposed project, 
this population increase associated with the modified project is minimal relative to the City’s overall 
population. 

In addition, as discussed in Section 4.14, Population, of the Initial Study, during project operation, it 
is anticipated the community would be staffed by 110 employees, staggered in shifts during which 
the number of employees on site would range from 20 to 40 employees. According to the most 
recent data published by the U.S. Census Bureau, Orange County had 9,612 individuals employed at 
continuing care communities and assisted living communities for the elderly in 2017.17 Therefore, 
because the region’s existing labor force already includes a large number of people employed in the 
congregate care industry, it is reasonable to assume that the senior living community’s employees 
would most likely be comprised of individuals who already live in the general area. As such, it is 
unlikely that these employment opportunities would cause employees to relocate their residences 
to be close to the project site, thereby inducing growth within the City. Consistent with the originally 
proposed project, Ppopulation growth in the area as a result of on-site employment opportunities 
associated with the modified project would be negligible.  

 
17  United States Census Bureau. 2020. 2017 Economic Census for Health Care and Social Assistance. 

Website: https://www.census.gov/data/tables/2017/econ/economic-census/naics-sector-62.html 
(accessed July 20, 2022). 
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In addition, consistent with the originally proposed project, since the proposed modified project 
would not include airports, electrical generating facilities, petroleum and gas refineries, designation 
of oil drilling districts, water ports, solid waste disposal sites, and offshore drilling facilities, the 
proposed modified project is not defined as a significant project as defined by the SCAQMD CEQA 
Air Quality Handbook. Therefore, it is unlikely that the proposed project would interfere with 
SCAQMD’s goals for improving air quality in the region. Consistent with the originally proposed 
project, Tthe proposed modified project would not conflict with the 2016 2022 AQMP and, as such, 
would not jeopardize attainment of the CAAQS and NAAQS in the area under the jurisdiction of the 
SCAQMD. Similar to the originally proposed project, Tthe proposed modified project is therefore 
considered consistent with Indicator 2. 

Summary: The proposed project would not conflict with or obstruct the implementation of the air 
quality plans prepared by SCAQMD to attain State and national air quality standards, or violate any 
air quality standard. As such, consistent with the originally proposed project, the proposed modified 
project would result in a less than significant impact related to a conflict or obstruction of 
implementation of applicable air quality plans. No mitigation is required.  

Threshold 4.2.2:  Would the project result in a cumulatively considerable net increase of 
any criteria pollutant for which the project region is nonattainment under 
an applicable Federal or State ambient air quality standard? 

Less Than Significant Impact.  The Basin is currently designated as nonattainment for the federal 
and State standards for O3 and PM2.5. In addition, the Basin is in nonattainment for the PM10 
standard. The Basin’s nonattainment status is attributed to the region’s development history. Past, 
present, and future development projects contribute to the region’s adverse air quality impacts on a 
cumulative basis. By its very nature, air pollution is largely a cumulative impact. No single project is 
sufficient in size to, by itself, result in nonattainment of AAQS. Instead, a project’s individual 
emissions contribute to existing cumulatively significant adverse air quality impacts. If a project’s 
contribution to the cumulative impact is considerable, then the project’s impact on air quality would 
be considered significant. 

SCAQMD has established daily emissions thresholds for construction and operation of a proposed 
project in the Basin. The emissions thresholds were established based on the attainment status of 
the Basin with regard to air quality standards for specific criteria pollutants. Because the 
concentration standards were set at a level that protects public health with an adequate margin of 
safety, these emissions thresholds are regarded as conservative and would overstate an individual 
project’s contribution to health risks. 

Table 4.2.E lists the CEQA significance thresholds for construction and operational emissions 
established for the Basin. 

Projects in the Basin with construction- or operation-related emissions that exceed any of their 
respective emission thresholds would be considered significant under SCAQMD guidelines. These 
thresholds, which SCAQMD developed and that apply throughout the Basin, apply as both project 
and cumulative thresholds. If a project exceeds these standards, it is considered to have a project-
specific and cumulative impact. 
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Table 4.2.E: Regional Thresholds for Construction and Operational Emissions 

Emissions Source 
Pollutant Emissions Threshold (lbs/day) 

VOCs NOx CO PM10 PM2.5 SOx 

Construction 75 100 550 150 55 150 

Operations 55 55 550 150 55 150 
Source: Air Quality Significance Thresholds (SCAQMD n.d.). Website: http://www.aqmd.gov/docs/default-source/ceqa/handbook/ 
scaqmd-air-quality-significance-thresholds.pdf (accessed November 2022) 
CO = carbon monoxide 
lbs/day = pounds per day 
NOx = nitrogen oxides  
PM10 = particulate matter less than 10 microns in size 

PM2.5 = particulate matter less than 2.5 microns in size  
SCAQMD = South Coast Air Quality Management District 
SOX = sulfur oxides 
VOCs = volatile organic compounds 

 
In developing thresholds of significance for air pollutants, the SCAQMD considered the emission 
levels for which a project’s individual emissions would be cumulatively considerable. If a project 
exceeds the identified significance thresholds, its emissions would be cumulatively considerable, 
resulting in significant adverse air quality impacts to the region’s existing air quality conditions. 
Therefore, additional analysis to assess cumulative impacts is not necessary. The following analysis 
assesses the potential project-level air quality impacts associated with construction and operation of 
the proposed modified project. 

Construction. During construction, short-term degradation of air quality may occur due to the 
release of particulate emissions generated by demolition, grading, paving, building, and other 
activities. Emissions from construction equipment are also anticipated and would include CO, NOx, 
VOCs, directly-emitted particulate matter (PM2.5 and PM10), and TACs such as diesel exhaust 
particulate matter.  

Project construction activities would include demolition, export, excavation, grading, site 
preparation, building construction, architectural coating, and paving activities. Construction-related 
effects on air quality from the proposed modified project would be greatest during the grading 
phase due to the disturbance of soils. If not properly controlled, these activities would temporarily 
generate particulate emissions. Sources of fugitive dust would include disturbed soils at the 
construction site. Unless properly controlled, vehicles leaving the site would deposit dirt and mud on 
local streets, which could be an additional source of airborne dust after it dries. PM10 emissions 
would vary from day to day, depending on the nature and magnitude of construction activity and 
local weather conditions. PM10 emissions would depend on soil moisture, silt content of soil, wind 
speed, and the amount of operating equipment. Larger dust particles would settle near the source, 
while fine particles would be dispersed over greater distances from the construction site. 

Water or other soil stabilizers can be used to control dust, resulting in emission reductions of 
50 percent or more. The SCAQMD has established Rule 403 (Fugitive Dust), which would require the 
contractor to implement measures that would reduce the amount of particulate matter generated 
during the construction period.  

In addition to dust-related PM10 emissions, heavy trucks and construction equipment powered by 
gasoline and diesel engines would generate CO, SO2, NOx, VOCs and some soot particulate (PM2.5 

and PM10) in exhaust emissions. If construction activities were to increase traffic congestion in the 
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area, CO and other emissions from traffic would increase slightly while those vehicles idle in traffic. 
These emissions would be temporary in nature and limited to the immediate area surrounding the 
construction site.  

Construction emissions were estimated for the project using CalEEMod. Construction of the 
proposed modified project is anticipated to commence 2025 with completion in 2027 (compared to 
construction beginning in 2024 and ending in 2026 for the originally proposed project). For the 
purposes of estimating construction emissions, a conservative , occurring over a 24-month 
construction period was used for both the originally proposed project and the modified project.18 
The proposed modified project would require the demolition of the existing on-site structures, the 
excavation and export of approximately 10,850 cubic yards of cut material (compared to 55,000 
cubic yards of material for the originally proposed project) and  (the associated haul trucks are 
assumed to travel an average trip length of 35 miles). In addition, during peak construction of the 
modified project, approximately 185 construction workers (compared to 200 construction workers 
for the originally proposed project) would be anticipated. All of these assumptions were included in 
CalEEMod. Demolition, grading, and building activities would involve the use of standard 
earthmoving equipment such as large excavators, cranes, and other related equipment, which was 
assumed in the analysis. This analysis assumes the use of Tier 2 construction equipment and 
assumes the overlapping of building construction and architectural phases as part of the 
construction phase schedule. All other construction details are not yet known; therefore, default 
assumptions (e.g., construction worker and truck trips and fleet activities) from CalEEMod were 
used. 

As specified in Regulatory Compliance Measures AQ-1 through AQ-4, construction of the proposed 
project would comply with SCAQMD standard conditions, including Rule 403 (Fugitive Dust) to 
control fugitive dust and Rule 1113 (Architectural Coatings) to control VOC emissions from paint. 
Compliance with SCAQMD standard conditions is a regulatory requirement and was considered in 
the analysis of construction emissions.  

The maximum daily emissions of VOCs, NOX, SOX, CO, PM10, and PM2.5 that would result from 
construction of the proposed modified project are summarized in Table 4.2.F and compared to the 
SCAQMD regional significance thresholds. As shown in Table 4.2.F, similar to the originally proposed 
project, construction emissions associated with the proposed modified project would not exceed 
the significance thresholds established by the SCAQMD for any of the criteria pollutants.  

 
18  Construction of the modified project is anticipated to commence in October 2025 with completion in 

November 2027 for a total duration of 25 months (compared to a total duration of 28 months for the 
originally proposed project).  
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Table 4.2.F: Project Construction Emissions (in Pounds Per Day) 

Project Construction 
Maximum Pollutant Emissions (lbs/day) 

VOCs NOX CO SOX PM10 PM2.5 

Originally Proposed Project Emissions (CalEEMod version 2040.4.0) 

Demolition  1.3 33.8 25.5 <0.1 1.8 1.1 

Site Preparation  1.3 33.8 23.5 <0.1 10.0 5.5 

Grading  1.8 81.9 36.8 0.3 13.0 5.0 

Building Construction  1.7 25.3 24.1 0.1 3.4 1.6 

Architectural Coating  8.3 2.4 2.8 <0.1 0.5 0.2 

Paving 0.8 16.1 14.0 <0.1 0.8 0.6 

Peak Daily Emissions 10.0 81.9 36.8 0.3 13.0 5.5 

SCAQMD Thresholds 75.0 100.0 550.0 150.0 150.0 55.0 

Exceeds? No No No No No No 

Originally Proposed Project Emissions (CalEEMod version 2022.1) 

Demolition  1.1 34.9 26.5 <0.1 2.6 1.0 

Site Preparation  1.6 58.0 42.9 0.1 10.2 5.5 

Grading  1.4 62.7 35.0 0.2 12.9 5.0 

Building Construction  1.3 21.1 27.0 <0.1 3.6 1.4 

Architectural Coating  7.4 1.1 2.2 <0.1 0.6 0.1 

Paving 0.5 11.2 9.9 <0.1 0.7 0.5 

Peak Daily Emissions1 8.7 62.7 42.9 0.2 12.9 5.5 

SCAQMD Thresholds 75.0 100.0 550.0 150.0 150.0 55.0 

Exceeds? No No No No No No 

Modified Project Emissions  (CalEEMod version 2022.1) 

Demolition  0.8 27.0 19.7 <0.1 2.2 1.3 

Site Preparation  1.1 39.9 29.2 <0.1 9.0 5.0 

Grading  0.8 30.7 21.5 0.1 5.5 2.6 

Building Construction  1.3 20.3 24.4 <0.1 3.3 1.3 

Architectural Coating  4.1 1.2 2.2 <0.1 0.4 0.1 

Paving 0.5 11.2 9.9 <0.1 0.7 0.6 

Peak Daily Emissions1 5.4 39.9 29.2 0.1 9.0 5.0 

SCAQMD Thresholds 75.0 100.0 550.0 150.0 150.0 55.0 

Exceeds? No No No No No No 
Source: Compiled by LSA Associates, Inc. (November 2022 and June 2024). 
 
1   Peak daily emissions of VOCs occur during overlap of the Building Construction and Architectural Coating phases. 
CO = carbon monoxide 
lbs/day = pounds per day 
NOX = nitrogen oxides 
PM2.5 = particulate matter less than 2.5 microns in size  

PM10 = particulate matter less than 10 microns in size 
SCAQMD = South Coast Air Quality Management District 
SOX = sulfur oxides  
VOCs = volatile organic compound 

 
As shown in Table 4.2.F, similar to the originally proposed project, construction emissions associated 
with the modified project would not exceed the SCAQMD thresholds for VOCs, NOx, CO, SOX, PM2.5, 

or PM10 emissions. As discussed above, according to SCAQMD guidance, projects that exceed the 
significance thresholds are considered by SCAQMD to result in cumulatively considerable air quality 
impacts. Conversely, projects that do not exceed the significance thresholds are generally not 
considered to result in cumulatively considerable air quality impacts. Therefore, consistent with the 
originally proposed project, based on the fact that emissions during construction of the modified 
project would not exceed any of the air quality significance thresholds for any criteria pollutants, the 
modified project would not have a cumulatively considerable air quality impact. Therefore, as with 
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the originally proposed project, with compliance with regulatory requirements (as specified in 
Regulatory Compliance Measures AQ-1 through AQ-4), construction impacts related to the 
cumulatively considerable net increase of any criteria pollutant for which the project region is in 
nonattainment under applicable NAAQS or CAAQS would be less than significant for the modified 
project, and no mitigation is required. 

Operation.  Consistent with the originally proposed project, Llong-term air pollutant emission 
impacts are those associated with mobile sources (e.g., vehicle trips), energy sources (e.g., electricity 
and natural gas), area sources (e.g., architectural coatings and the use of landscape maintenance 
equipment), and stationary sources (e.g. diesel emergency backup generator) related to the 
proposed modified project. 

PM10 emissions result from running exhaust, tire and brake wear, and the entrainment of dust into 
the atmosphere from vehicles traveling on paved roadways. Entrainment of PM10 occurs when 
vehicle tires pulverize small rocks and pavement and the vehicle wakes generate airborne dust. The 
contribution of tire and brake wear is small compared to the other PM emission processes. 
Gasoline-powered engines have small rates of particulate matter emissions compared with diesel-
powered vehicles.  

Energy source emissions result from activities in buildings for which natural gas is used. The quantity 
of emissions is the product of usage intensity (i.e., the amount of natural gas) and the emission 
factor of the fuel source. The emission factor is determined by the fuel source, with cleaner energy 
sources, like renewable energy, producing fewer emissions than conventional sources. Consistent 
with the originally proposed project, Tthe proposed modified project would comply with the latest 
California Building Standards Code (California Code of Regulations [CCR], Title 24).  

Typically, area source emissions consist of direct sources of air emissions located at the project site, 
including architectural coatings and the use of landscape maintenance equipment. Area source 
emissions associated with the project would include emissions from the use of architectural 
coatings, consumer products, and landscaping equipment.  

Long-term operation emissions associated with the originally proposed project, modified proposed 
project, and existing uses were calculated using CalEEMod. Based on the trip generation provided in 
Section 4.17 of the Initial Study (Appendix A), the proposed modified project is expected to generate 
approximately 491 average daily trips (compared to 537 average daily trips for the originally 
proposed project) and the existing uses currently generate approximately 947 average daily trips, 
which was included in CalEEMod. The proposed modified project would include a 400-kilowatt 
generator (compared to a 600-kilowatt generator for the originally proposed project), which was 
included in CalEEMod. In addition, as with the originally proposed project, the CalEEMod analysis 
assumes the proposed modified project would include drought tolerant landscaping. In addition, 
long-term operational emissions associated with the existing uses were evaluated in CalEEMod. 
Model results for the originally proposed project and modified project are shown in Tables 4.2.G and 
4.2.H below. CalEEMod output sheets are included in Appendix D. 
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