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Site 6 – Seal Beach Plaza (Rezoning Required) 

Location: This multi-address retail center is at the northwest corner of Seal Beach Boulevard and 
Westminster Avenue. Two churches and Leisure World are to the north and west, and generally the 
Naval Weapons Station surrounds the other sides. (Figure 2-8) 

Size: 7 acres (Developable acres: 1.5 acres) 

Current Use: Retail and office/service uses. 

Current Zoning: Service Commercial (SC) 

Reason For Selection: This site has a low improvement value to land value ratio at 0.72 and has 
experienced some large tenant turnover in the past, which could indicate a need to reposition the site for 
long-term success in the future. Similar to other retail plazas, it is underutilized with large parking areas. 
The site offers excellent access to goods and services, and augmenting the site with housing would 
benefit the on-site retailers. The adjacent Leisure World utilizes higher densities, and the Naval Weapons 
Station is immediately east, and is not a conflicting use. 

Assumed Development Capacity: This site can be redeveloped entirely or partially as a mixed-use 
project. Assuming that residential uses are developed on 1.5 acres of surface parking at the site at a base 
density of 46 du/acre, 55 moderate-income units could be accommodated following adoption of a new 
mixed-use zoning district. 

Site 7 – Seal Beach Center (Rezoning Required) 

Location: This retail plaza is located on Pacific Coast Highway, between Balboa Drive and Bolsa 
Avenue. It is directly across the Pacific Coast Highway from Main Street, the commercial core of the Old 
Town and Marina Hill areas. (Figure 2-9) 

Size: 9 acres (Developable acres: 2.7 acres) 

Current Use: The center consists of two anchor stores, a Pavilions supermarket and a CVS Pharmacy, 
along with several smaller retail and restaurant tenant spaces. 

Current Zoning: Service Commercial (SC) 

Reason For Selection: This site has an improvement value to land value ratio of 0.72, indicating it is 
underutilized and could perform to a higher capacity. Its location provides excellent walkability and access 
to goods and services, including an elementary school. A small mixed-use project could be undertaken 
using available parking and redeveloping portions of the site with housing above retail. Moreover, the 
property representatives have expressed an interest in mixed use as a future possibility to increase site 
utility.  

Assumed Development Capacity: With a mixed-use zoning allowing up to 46 units per acre, and 2.7 
acres of surface parking, the capacity would be 99 above-moderate units without using a density bonus.  
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Site 8 – 99 Marina (Rezoning Required) 

Location: 99 Marina Drive, northeast of Marina Drive and First Street intersection. (Figure 2-10) 

Size: 4.3 acres (Developable acres: 3 acres) 

Current Use: Vacant. At some point, a handball court was constructed on the western edge of the 
property and the City maintains a small section of the property around the court primarily for safety 
reasons as the court is located adjacent to a public park. 

Current Zoning: Oil Extraction (OE) 

Reason For Selection: Previously a site that supported oil extraction in the area, the current owners 
(Exxon and Chevron) are actively marketing the property. Based on inquiries received by City staff from 
potential buyers, as well as the surrounding residential uses, housing development makes the most 
sense and is generally expected by the community. 

Assumed Development Capacity: A density of 33 units per acre is proposed at this site to meet the 30-
du/ac default density thresholds established under Government Code Section 65583.2(c)(3)(B)). 
However, this location may have additional development standards imposed by the Coastal Commission, 
similar to the adjacent development, where a portion of the site was left as open space. Thus, the total 
housing production expected at the site is 69 units, all of which are assumed to be above moderate, to be 
extremely conservative. 

2.6.4 Housing Opportunity Sites Residential Development Potential 

As shown in Table 2.6-5 below, redevelopment of underutilized sites could result in a total of 
approximately 129 new dwelling units, and potential rezone parcels could accommodate a total of 
approximately 1,036 new dwelling units. Based on this, by implementing the Project, in combination with 
the ADU projections and the pipeline project at Old Ranch Country Club, the City would be able to 
provide 1,339 additional dwelling units, thereby accommodating the 2021-2029 RHNA allocation (1,243 
new dwelling units) and a buffer to demonstrate capacity for all income levels. The residential site 
development potential is shown in Table 2.6-5. 
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Table 2.6-5: Housing Element Update Residential Development Potential Assumption 

Site No. Site Name Developable 
Acres 

Assumed 
Density 
(du/ac) 

Lower-
Income 

Dwelling 
Units 

Moderate-
Income 

Dwelling 
Units 

Above 
Moderate-

Income 
Dwelling 

Units 

Total Units 

Underutilized Sites 
1 1780 

Pacific 
Coast 
Highway 

0.25 15.26 (70 
percent of 
max 
density) 

-- 4 -- 4 

2 Leisure 
World 

5.5 22.54 (70 
percent of 
max 
density) 

-- 125 -- 125 

Total Units from Underutilized Sites -- -- 129 -- 129 

Rezoned Sites 
3 Accurate 

Storage 
1.8 36.8 (80 

percent of 
max 
density) 

-- -- 66 66 

4 The Shops 
at 
Rossmoor 

12 36.8 (80 
percent of 
max 
density) 

276 14 151 441 

5 Old Ranch 
Town 
Center 

8.3 36.8 (80 
percent of 
max 
density) 

258 48 -- 306 

6 Seal 
Beach 
Plaza 

1.5 36.8 (80 
percent of 
max 
density) 

 55  55 

7 Seal 
Beach 
Center 

2.7 36.8 (80 
percent of 
max 
density) 

-- -- 99 99 

8 99 Marina 
Drive 

3 33 (70 
percent of 
max 
density) 

-- -- 69 69 

Total Units from Proposed Rezoning -- 534 117 385 1,036 

Total Units including 
Underutilized Sites 
and Rezone 

35.05  534 246 385 1,165 

Projected ADUs  5 2 -- 7 

Pipeline Projects (Old Ranch Country 
Club) 

 -- -- 167 167 
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Site No. Site Name Developable 
Acres 

Assumed 
Density 
(du/ac) 

Lower-
Income 

Dwelling 
Units 

Moderate-
Income 

Dwelling 
Units 

Above 
Moderate-

Income 
Dwelling 

Units 

Total Units 

Total Units including Underutilized 
Sites, Rezone Sites, Projected ADUs, 
and Approved/Entitled Projects 

 539 248 552 1,339 

Source: City of Seal Beach 2021-2029 Housing Element Update, March 2024. 
    Potential units based on estimated development area. 

The City's latest RHNA allocation calls for 1,243 new dwelling units, including 459 new units for residents 
in the low- and very low-income categories. In accordance with the “No Net Loss” provisions of SB 166, 
Housing Opportunity Sites inventory and site identification programs in the Housing Element Update 
includes sufficient sites to accommodate the City’s RHNA allocation.  

2.6.5 Other Sites 

The other sites included within the RHNA allocation are the ORCC Pipeline Project and the Main Street 
Program. As noted in Section 2.5.3, the Housing Element Update includes the Main Street Program 
which would modify the Main Street Specific Plan to allow for residential units to be developed  above the 
ground floor for buildings located within the Main Street Specific Plan area (Figure 2-11). The Housing 
Element Update assumes two dwelling units would be proposed and permitted within the Main Street 
Specific Plan area during the Housing Element Update’s planning period. 

The residential component of the ORCC Specific Plan Project is identified by the Housing Element 
Update as a pipeline project. The 167 dwelling units that are proposed as part of the ORCC Specific Plan 
Project can be counted toward the City’s overall RHNA requirement. Therefore, the residential component 
of the ORCC Specific Plan Project  is being evaluated programmatically within this EIR. Specific impact 
findings associated with the development of the ORCC Specific Plan Project are being evaluated 
separately by the City in a standalone EIR. 
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2.7 PROJECT ASSUMPTIONS AND PROJECTIONS 

2.7.1 Maximum Buildout Scenario 

Though the Housing Element provides conservative assumptions of the Housing Opportunity Sites’ 
development potential, for the purposes of this EIR, the EIR analyzes full potential scenario buildout 
conditions to ensure that if the Housing Opportunity Sites were developed at 100 percent capacity of the 
allowed maximum density, the potential environmental effects resulting from 100 percent buildout are 
analyzed and if applicable, mitigated, in the EIR document. If the eight Housing Opportunity Sites were 
built out at the maximum density allowed, the underutilized sites could result in a total of approximately 
182 new dwelling units, and rezoned parcels could accommodate a total of approximately 1,309 new 
dwelling units. Additionally, though the Initial Study assumed that buildout for the Main Street Specific 
Plan area would allow for development of up to 163 new dwelling units, it is unlikely that 100 percent 
buildout within the Main Street Specific Plan area would occur and therefore, for the purposes of this EIR, 
the analysis contained herein assumed the development for the Main Street Specific Plan area as a result 
of the Main Street Program at 70 percent of maximum buildout resulting in the potential for 115 new 
dwelling units to be developed within the Main Street Specific Plan area. Finally, the analysis within this 
EIR assumes buildout of 100 percent of the proposed dwelling units at the ORCC Specific Plan Project 
site, totaling approximately 167 units. Therefore, the analysis contained herein assumed buildout under 
the proposed project to result in the potential for 1,773 new dwelling units (1,491 dwelling units from the 
eight Housing Opportunity Sites, 115 dwelling units from the Main Street Program, and 167 from ORCC 
Specific Plan Project) to be developed within the City.  

Therefore, this EIR analyzes the potential maximum buildout conditions for the Housing Opportunity Sites 
and 70 percent of maximum buildout for the Main Street Specific Plan area that could result from 
implementation of the Housing Element and Zoning Code Update resulting in buildout of a total of 1,606 
new dwelling units. The potential impacts resulting from the 167 dwelling units from the residential 
component of the ORCC Specific Plan Project is evaluated at a programmatic level within this EIR but is 
discussed separately from the Housing Opportunity Sites and Main Street Program in the analysis. See 
Table 2.7-1 below for a breakdown of the maximum buildout conditions for each of the eight Housing 
Opportunity Sites and potential buildout for the Main Street Program at 70 percent of the maximum 
allowable buildout.  

Table 2.7-1: Buildout Conditions Utilized in CEQA Analysis 

Site No. Site Name Developable Acres Maximum Density 
(du/ac) Total Units 

Underutilized Sites 

1 1780 Pacific Coast Highway 0.25 21.8 5 

2 Leisure World 5.5 32.2 177 

Total Units from Underutilized Sites 182 

Rezoned Sites  
3 Accurate Storage 1.8 46 83 

I 

1 l I l 

IJ 



CITY OF SEAL BEACH HOUSING ELEMENT AND ZONING CODE UPDATES PROJECT 
Draft Environmental Impact Report 
Project Description 

 

2-40 
 

Site No. Site Name Developable Acres Maximum Density 
(du/ac) Total Units 

4 The Shops at Rossmoor 12 46 552 

5 Old Ranch Town Center 8.3 46 382 

6 Seal Beach Plaza 1.5 46 69 

7 Seal Beach Center 2.7 46 124 

8 99 Marina Drive 3 33 99 

Total Units from Proposed Rezoning 1,309 

Total Units including Underutilized Sites 
and Rezone 

35.05 -- 1,491 

Other Sites 
Main Street Program* 9.2 -- 115 

Old Ranch Country Club 4.0 - 167 

Total Units under Buildout 49.25  1,773 
* The Housing Element Update assumes under the Main Street Program, two dwelling units would be proposed and permitted 
within the Main Street Specific Plan area during the Housing Element Update’s planning period. However, based on a 70 percent 
buildout scenario of the 163 total dwelling units identified in the Initial Study for the Main Street Specific Plan area, 115 dwelling 
units is the assumed buildout condition under the Main Street Program for the purposes of CEQA. 

2.7.2 Buildout Projections for Future Site Development  

A “project” as defined by CEQA Guidelines Section 15378(a) “means the whole of an action, which has a 
potential for resulting in either a direct physical change in the environment” or a reasonably foreseeable 
indirect physical change in the environment.” The Project is comprised of eight Housing Opportunity Sites 
for future development to meet the City’s allocation of 1,243 dwelling units in the 6th Cycle RHNA; it does 
not propose any site development on a Housing Opportunity Sites. Future development could occur on 
these Housing Opportunity Sites, if ultimately included within the Housing Element, as local conditions 
dictate with timing at the discretion of each individual property owner. 

The Project is ultimately implementing the Housing Element Update. Therefore, this EIR evaluates 
implementation of the Housing Element Update at the maximum buildout potential scenario and the 
potential environmental impacts that would result, including establishment of eight Housing Opportunity 
Sites and a new zoning designation, as well as rezoning of parcels, resulting in increased densification 
and intensification of residential uses.  

Future developments are evaluated in this EIR at a programmatic level based on information available to 
the City where reasonably foreseeable, direct, and indirect physical changes in the environment could be 
considered. Additional project-level analysis of the potential impacts resulting from future developments 
discussed within the Housing Element Update would be speculative at this time. Therefore, a 
programmatic level analysis is appropriate. 

Future Development Constraints 

Future developments facilitated by the Housing Element could be constrained by market conditions or 
various environmental conditions or impacts. Market constraints on potential future developments are 

I 
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created by environmental and regulatory frameworks that reduce the potential profitability of housing 
development. Environmental constraints on potential future developments are created by the time, effort, 
and costs associated with mitigating environmental impacts. 

Where environmental impacts are significant and unavoidable, pursuant to CEQA Guidelines Section 
15093, the City Council would be asked to balance, as applicable, the economic, legal, social, 
technological, or other benefits of the Housing Element Update against its unavoidable environmental 
risks when determining whether to approve the Housing Element Update. It is noted, as discussed above, 
in accordance with the CEQA Guidelines, all later activities in the Housing Element Update program will 
be examined in the light of this EIR to determine whether an additional environmental document must be 
prepared. For example, a Housing Opportunity Site may require additional environmental documentation 
and analysis in the event that the housing types proposed on the site change. 

Future Development 

Future projects proposed under the Housing Element would be required to adhere, as applicable, to 
CEQA mitigation measures identified in this EIR’s Mitigation Monitoring and Reporting Program for the 
site to develop consistent with the Housing Element Update’s purpose and to avoid or lessen any 
potentially significant environmental impacts.  

Future housing projects may tier from this EIR or a finding may be made that sufficient environmental 
clearance occurred with this EIR (CEQA Guidelines Sections 15152, 15162 and 15168). This EIR 
comprehensively considers a series of related projects with the intent to streamline subsequent review of 
future development projects consistent with the Housing Element’s intent.  

Future developments facilitated by the Housing Element Update programs would be subject to 
subsequent environmental and other discretionary review and permitting. Specifically, design review and 
subsequent discretionary review would be required for most subdivision map actions.  Subsequent 
discretionary actions must be examined in the light of this EIR to determine whether an additional 
environmental documentation needs to be prepared. Future development projects on the Housing 
Opportunity Sites would be required to go through the City’s established entitlement process.  

2.8 PROJECT OBJECTIVES  

In accordance with CEQA Guidelines Section 15124, the following primary objectives support the 
project’s purpose, assist the Lead Agency in developing a reasonable range of alternatives to be 
evaluated in this EIR, and ultimately aid decision-makers in preparing findings and overriding 
considerations, if necessary. 

• Protect and improve quality of life for current and future residents. 

• Encourage new housing for households at all income levels and for households with a range of 
diverse housing needs. 

• Amend land use standards and designations in the City’s Zoning Code, Specific Plans. 
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• General Plan as needed to comply with state law and meet the required Regional Housing Needs 
Allocation. 

• Remove undue constraints on new housing development, including for affordable housing 
development. 

• Affirmatively further fair housing. 

2.9 INTENDED USES OF THE PROGRAM EIR 

2.9.1 List of Permits and Other Approvals 

The proposed Project evaluated in this EIR is comprised of implementation of the Housing Element 
Update and establishment of eight Housing Opportunity Sites and a new zoning designation, as well as 
rezoning of parcels, resulting in increased densification and intensification of residential uses. The Project 
does not propose any site development on the Housing Opportunity Sites. Future development would 
occur on the Housing Opportunity Sites, if ultimately included within the Housing Element, and as market 
conditions allow at the discretion of the individual property owners. The anticipated permits, approvals 
and consultation required for the Project include: 

• Certification of CEQA document 

• Adoption of Mitigation Monitoring and Reporting Program 

• Adoption of the Findings of Fact and Statement of Overriding Considerations (if applicable) 

• Change of Zone 

• Seal Beach Municipal Code, Zoning Code Amendment 

In addition to the amendments included as part of the Project, approval of various General Plan and Seal 
Beach Municipal Code Title 11 amendments may be required for the Housing Opportunity Sites ultimately 
included in the Housing Element, and ancillary amendments to other planning documents, as necessary 
for clarification and consistency purposes. 

2.9.2 List of Agencies 

It is anticipated that approval of the Housing Element Update from the following agencies will be required: 
City of Seal Beach Planning Commission, City of Seal Beach City Council, and HCD. Likewise, the City of 
Seal Beach City Council would certify and adopt this Housing Element Update EIR. 
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3.0 ENVIRONMENTAL ANALYSIS  

APPROACH TO ENVIRONMENTAL ANALYSIS 

The following sections evaluate the potential environmental impacts that could result from the Project, 
including implementation of the Housing Element Update at the maximum buildout potential scenario and 
the potential environmental impacts that would result, including establishment of eight Housing 
Opportunity Sites and a new zoning designation, establishment of the Main Street Program, as well as 
rezoning of parcels, resulting in increased densification and intensification of residential uses. 
Implementation of the Housing Element Update is anticipated to occur over the next eight years, which 
constitutes the City’s planning period from 2021 to 2029 to meet the state’s RHNA allocation. Potential 
impacts are assessed against the existing conditions, long-term implementation horizon year of 2030, 
criteria for determining the significance of potential environmental impacts, analyses of the type and 
magnitude of environmental impacts, and feasible mitigation measures that would reduce or avoid 
significant environmental impacts. 

The Housing Opportunity Sites were evaluated in this EIR at a programmatic level based on information 
available to the City of Seal Beach where reasonably foreseeable, direct, and indirect physical changes in 
the environment could be considered. While the legally required contents of a programmatic-level-based 
analysis are the same as those of a project-specific analysis, a programmatic level analysis is typically 
more conceptual and may contain a more general discussion of impacts, alternatives, and mitigation 
measures than project-specific analysis. As provided in Section 15168 of the CEQA Guidelines, a 
programmatic level analysis may be prepared on a series of actions that may be characterized as one 
large project. Use of a programmatic level analysis provides the City (as Lead Agency) with the 
opportunity to consider broad policy alternatives and program-wide mitigation measures and provides the 
City with greater flexibility to address environmental issues and/or cumulative impacts on a 
comprehensive basis. Agencies generally prepare programmatic level analysis for programs or a series of 
related actions that are linked geographically, are logical parts of a chain of contemplated events, rules, 
regulations, or plans that govern the conduct of a continuing program, or are individual activities carried 
out under the same authority and having generally similar environmental effects that can be mitigated in 
similar ways.  

Further (project-level) analysis was not conducted because the City has not received development 
proposals for the eight Housing Opportunity Sites or within the Main Street Program area analyzed in this 
EIR and therefore had no further information on which to base an analysis; any such analysis would be 
too speculative. Similarly, the analysis related to the residential component of the ORCC Specific Plan 
Project is provided to be informational as the project-specific impacts related to development of the 
residential component of the ORCC Specific Plan Project are being analyzed in detail and evaluated 
separately by the City in a standalone EIR.  
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Environmental Resource Topics 

The environmental setting, potential environmental impacts, and mitigation measures related to each 
environmental resource area are described in the following sections: 

• Section 3.1: Aesthetics 
• Section 3.2: Air Quality 
• Section 3.3: Biological Resources 
• Section 3.4: Cultural Resources 
• Section 3.5: Energy 
• Section 3.6: Geology and Soils 
• Section 3.7: Greenhouse Gas Emissions 
• Section 3.8: Hazards and Hazardous 

Materials 
• Section 3.9: Hydrology and Water 

Quality 

 
• Section 3.10: Land Use and Planning 
• Section 3.11: Noise 
• Section 3.12: Population and Housing 
• Section 3.13: Public Services 
• Section 3.14: Recreation 
• Section 3.15: Transportation 
• Section 3.16: Tribal Cultural Resources 
• Section 3.17: Utilities and Service Systems 

Organization of Environmental Resource Section  

Each environmental resource section is organized as follows:  

Summary of Impacts provides a summary of the potential environmental impacts associated with the 
Project. A discussion of the residential component of the ORCC Specific Plan Project is also included; 
however, specific impact findings associated with the development of the residential component of the 
ORCC Specific Plan Project are being evaluated separately by the City in a standalone EIR. 

Environmental Setting provides an overview of the existing physical environmental conditions in the 
study area that could be affected by implementation of the Project (i.e., the “affected environment”). In 
accordance with CEQA Guidelines Section 15125, each environmental resource section will include a 
description of the existing physical environmental conditions in the vicinity of the project area to provide 
the “baseline condition” against which project-related impacts are compared. Typically, the baseline 
condition is the physical condition that exists when the NOP is published; however, a different baseline 
may be used in specific cases where it is deemed appropriate. For the Project, the environmental setting 
described in each of the following sections will be that which existed on November 16, 2023, the date the 
NOP was published. 

Regulatory Setting identifies the plans, policies, laws, and regulations that are relevant to each resource 
area and describes permits and other approvals necessary to implement future housing projects. 
Compliance with these applicable laws and regulations is mandatory unless otherwise noted. Therefore, 
as it relates to the impact analysis, compliance is assumed because the laws in effect require it, and 
mitigation would generally not be required when compliance with an existing law or regulation would 
either avoid or reduce a significant impact to a level below significance. 
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Thresholds of Significance identifies the thresholds of significance used to determine the level of 
significance of the environmental impacts for each resource topic, in accordance with CEQA Guidelines 
Sections 15126, 15126.2, and 15143. The thresholds of significance used in this Draft EIR are based on 
the checklist presented in Appendix G of the CEQA Guidelines; best available data; and regulatory 
standards of federal, state, and local agencies.  

Impacts and Mitigation Measures identify the level of each environmental impact by comparing the 
effects of the project to the environmental setting. Key methods and assumptions used to frame and 
conduct the impact analysis, as well as issues or potential impacts not discussed further (e.g., such 
issues for which the project would have no impact), are also described. 

Project impacts are organized numerically in each subsection (e.g., Impact AQ-1, Impact AQ-2, Impact 
AQ-3). A bold-font environmental impact statement precedes the discussion of each impact while its level 
of significance succeeds the discussion of each impact. The discussion that follows the impact summary 
includes the substantial evidence supporting the impact significance conclusion. 

Mitigation Measures describe any feasible measures that could avoid, minimize, rectify, reduce, or 
compensate for significant adverse impacts, with measures having to be fully enforceable through 
incorporation into the Project (PRC Section 21081.6[b]). Mitigation measures are not required for 
environmental impacts that are found to be less than significant. Where feasible mitigation for a significant 
environmental impact is available, it is described following the impact. Where sufficient feasible mitigation 
is not available to reduce environmental impacts to a less than significant level, or where the lead agency 
lacks the authority to ensure that the mitigation is implemented when needed, the impacts are identified 
as significant and unavoidable. 

Level of Significance After Mitigation describes the level of impact significance remaining after 
mitigation measures are implemented. 

Level of Significance 

Determining the severity of Project impacts is fundamental to achieving the objectives of CEQA. CEQA 
Guidelines Section 15091 requires that decision makers mitigate the significant impacts identified in the 
Final EIR to less than significant, if feasible. If the EIR identifies any significant unmitigated impacts, 
CEQA Guidelines Section 15093 requires decision-makers to adopt a statement of overriding 
considerations that explains why the benefits of the Project outweigh the adverse environmental 
consequences identified in the EIR. 

The level of significance for each impact examined in this Draft EIR is determined by considering the 
predicted magnitude of the impact against the applicable threshold. Thresholds were developed using 
criteria from the CEQA Guidelines and Appendix G Checklist; federal, state, and local regulatory 
schemes; regional and local plans and ordinances; accepted practice; consultation with recognized 
experts; and other professional opinions. 

Each bolded impact statement also contains a statement of the significance determination for the 
environmental impact as one of the following determinations:  
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• Significant and Unavoidable. An impact that cannot be reduced to below the threshold level 
given reasonably available and feasible mitigation measures. Such an impact requires a 
Statement of Overriding Considerations to be issued if the project is approved per CEQA 
Guidelines Section 15093. 

• Less than Significant with Mitigation Incorporated. An impact that can be reduced to below 
the threshold level given reasonably available and feasible mitigation measures. Such an impact 
requires findings under CEQA Guidelines Section 15091. 

• Less than Significant. An impact that may be adverse but does not exceed the threshold levels 
and does not require mitigation measures. However, mitigation measures that could further 
lessen the environmental effect may be suggested if they are readily available and easily 
achievable. 

• No Impact. The Project would have no effect on environmental conditions or would reduce 
existing environmental problems or hazards. A “No Impact” answer is adequately supported if the 
referenced information sources show that the impact simply does not apply to projects like the 
one involved (e.g., the project falls outside a fault rupture zone). A “No Impact” answer should be 
explained where it is based on project-specific factors, as well as general standards (e.g., the 
project would not expose sensitive receptors to pollutants, based on a project-specific screening 
analysis). 

Format Used for Impact Analysis and Mitigation Measures 

The format adopted in this Draft EIR to present the evaluation of environmental impacts is described and 
illustrated below. 

Summary Heading of Impact 
Impact AQ-1: An impact summary heading appears immediately preceding the impact 

description (Summary Heading of Impact in this example). The impact 
abbreviation identifies the section of the report (AQ for Air Quality in this 
example) and the sequential order of the impact (1 in this example) within that 
section. To the right of the impact number is the impact statement, which 
identifies the potential impact.  

Impact Analysis 
A narrative analysis follows the impact statement. 

Level of Significance Before Mitigation 
This section identifies the level of significance of the impact before any mitigation is proposed. 

Mitigation Measures 
In some cases, following the impact discussion, reference is made to federal and state regulations and 
agency policies that would fully or partially mitigate the impact. In addition, policies and programs from 
applicable local land use plans that partially or fully mitigate the impact may be cited. 
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Project-specific mitigation measures, beyond those contained in other documents, are set off with a 
summary heading and described using the format presented below: 

MM AQ-1:  Project-specific mitigation is identified that would reduce the impact to the lowest degree 
feasible. The mitigation number links the particular mitigation to the impact with which it is 
associated (AQ-1 in this example). 

Abbreviations used in the mitigation measure numbering are shown in Table 3.0-1. 

Table 3.0-1: Environmental Resource Abbreviations 

Code Environmental Resource Topic 

AES Aesthetics 

AQ Air Quality 

BIO Biological Resources  

CUL Cultural Resources 

EN Energy 

GEO Geology and Soils 

GHG Greenhouse Gas Emissions  

HAZ Hazards and Hazardous Materials 

HYD Hydrology and Water Quality 

LU Land Use and Planning 

NOI Noise  

POP Population and Housing 

PUB Public Services 

TRANS Transportation 

TCR Tribal Cultural Resources 

UTIL Utilities and Service Systems 

Level of Significance After Mitigation 
This section identifies the resulting level of significance of the impact following mitigation. 

CUMULATIVE IMPACTS  

Section 15130(a) of the State CEQA Guidelines requires a discussion of the cumulative impacts of a 
project when the project’s incremental effect is cumulatively considerable. Cumulatively considerable, as 
defined in CEQA Guidelines Section 15065(a)(3), means that the “incremental effects of an individual 
project are significant when viewed in connection with the effects of past projects, the effects of other 
current projects, and the effects of probable future projects.” The State CEQA Guidelines Section 15355 
defines a cumulative impact as two or more individual effects that, when considered together, are 
considerable or that compound or increase other environmental impacts. Cumulative impacts can result 
from individually minor but collectively significant projects taking place over time. 
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According to the CEQA Guidelines: 

Cumulative impacts refer to two or more individual effects that, when considered together, are 
considerable and that compound or increase other environmental impacts. 

a) The individual effects may be changes resulting from a single project or multiple separate 
projects. 

b) “The cumulative impact from several projects is the change in the environment, which results 
from the incremental impact of the project when added to other closely related past, present, 
and reasonably foreseeable probably future projects. Cumulative impacts can result from 
individually minor but collectively significant projects taking place over a period of time.” 
(CCR, Title 14, Division 6, Chapter 3, Section 15355) 

In addition, as stated in CEQA Guidelines: 

The mere existence of significant cumulative impacts caused by other projects alone shall not 
constitute substantial evidence that the proposed project’s incremental effects are cumulatively 
considerable (CCR, Title 14, Division 6, Chapter 3, Section 15064[T][5]). 

Cumulative Impact Setting 

An analysis of cumulative impacts follows the project-specific impacts and mitigation measures evaluation 
in each section. As established in the CEQA Guidelines, related projects consist of “closely related past, 
present, and reasonably foreseeable probable future projects that would likely result in similar impacts 
and are located in the same geographic area” (CCR, Title 14, Division 6, Chapter 3, Section 15355).  

The State CEQA Guidelines define a cumulative impact as two or more individual impacts that, when 
considered together, are significant or that compound or increase other significant environmental impacts. 
Cumulative impacts can result from individually minor but collectively significant projects taking place over 
time (State CEQA Guidelines Section 15355). The incremental impact of a project, although less than 
significant on its own, may be considerable when viewed in the cumulative context of other closely related 
past, present, and reasonably foreseeable projects. A considerable contribution is considered significant 
from the point of view of cumulative impact analysis. 

CEQA Guidelines Section 15130 identifies two basic methods for establishing the cumulative 
environment in which a project is considered: the use of a list of past, present, and probable future 
projects or the use of adopted projections from a general plan, other regional planning document, or a 
certified EIR for such a planning document. This cumulative analysis uses a combination of the “list” 
approach and the “projections” approach to identify the cumulative setting. The plan and projections 
approach relies on an adopted plan or reliable projection that describes the significant cumulative impact. 
This Draft EIR combines both the project list and projection approaches to generate the most reliable 
future projections possible. 

A cumulative impact consists of an impact that is created as a result of the combination of the project 
evaluated in the EIR together with other past, present and reasonably foreseeable projects causing 
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related impacts. In this case, the Housing Element Update itself is a plan-level document which provides 
for increased residential development within the City across a relatively broad geography, including 
potential housing development that exceeds the regional forecast included for the City in regional plans. 

The nature of the Project does not alter the need to analyze cumulative impacts, and consistent with 
CEQA Guidelines Section 15130(b)(1), regional growth projections prepared for Connect SoCal 2024 and 
contained in the County’s transportation model are used for the analysis of VMT and related topics such 
as air quality, energy, greenhouse gas emissions, and noise.  

Geographic Scope 

The geographic area analyzed for cumulative impacts is dependent on the resource being analyzed. The 
geographic area associated with the proposed project’s environmental impacts defines the boundaries of 
the area used for compiling the list of past, present, and reasonably foreseeable projects considered in 
the cumulative impact analysis. 

Each section of this Draft EIR considers the specific geographic area that is directly related to the 
individual topic addressed within that section. Some analyses including air quality, energy, greenhouse 
gas emissions, transportation, and population and housing, rely on much larger geographic areas such as 
the Southern California region. For issues that may have regional cumulative implications, the cumulative 
impact analysis for this EIR is based on Connect SoCal 2024, Southern California’s most recent Regional 
Transportation Plan/Sustainable Communities Strategy (RTP/SCS). Based on the forecasts in Connect 
SoCal 2024, in 2050 Seal Beach is estimated to have 13,900 dwelling units. However, as of January 1, 
2024, the Department of Finance’s (DOF) population and housing estimates identify that Seal Beach is 
currently estimated to have 14,678 dwelling units, which is more than the number of projected dwelling 
units for 2050. Therefore, development under the Project in conjunction with development forecasted in 
Connect SoCal 2024 is accounted for in the cumulative impacts analysis. 

For analyses that may have more localized or neighborhood implications (biological resources, cultural 
resources, noise, public services, utilities), the cumulative impact analysis includes development projects 
that have recently been approved or have a pending application. Additionally, it includes potential future 
developments and opportunity sites that have been identified in the Housing Element Update for the 
adjacent cities. The cumulative impact analysis also includes the ORCC Specific Plan Project as it is a 
future development project in the City and currently under review.  

Table 3.0-2: Geographic Scope of Cumulative Impact and Method of Evaluation 

Resource Topic Geographic Area Method of Evaluation 
Aesthetics Immediate project vicinity Projects 

Air Quality Local (toxic air contaminants)  
air basin (construction-related and 
mobile sources) 

Projects and Projections 

Biological Resources Immediate project vicinity and 
region  

Projects 
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Resource Topic Geographic Area Method of Evaluation 
Cultural and Historical Resources Project site only (does not 

contribute to cumulative impacts) 
Projects 

Energy Immediate project vicinity and 
region  

Projects and Projections 

Geology and Soils Immediate project vicinity Projects 

Greenhouse Gas Emissions and 
Climate Change 

State Projections 

Hazards and Hazardous Materials Project site only (does not 
contribute to cumulative impacts) 

Projects 

Hydrology and Water Quality Immediate project vicinity and 
region 

Projects 

Land Use and Planning City Projects 

Noise Immediate project vicinity (effects 
are highly localized) 

Projects 

Population and Housing Region Projects and Projections 

Public Services Immediate project vicinity Projects and Projections 

Recreation City and immediate vicinity Projects 

Transportation Immediate project vicinity Projects and Projections 

Tribal Cultural Resources Project site only (does not 
contribute to cumulative impacts) 

Projects 

Utilities and Service Systems Local Projects 
Notes:  
Projects = the use of a list of past, present, and reasonably foreseeable projects 
Projections = the use of projections contained in relevant planning documents 

 

List of Related Plans and Projects 

The list of past, present, and probable future projects can be found in Table 3.0-3, below. Figure 3-1 
shows the location of each project.  

As noted above, where a cumulative impact is significant when compared to existing or baseline 
conditions, the analysis must address whether the project’s contribution to the significant cumulative 
impact is “considerable.” If the contribution of the project is considerable, then the EIR must identify 
potentially feasible measures that could avoid or reduce the magnitude of the project’s contribution to a 
less-than-considerable level. If the project’s contribution is not considerable, it is considered less than 
significant and no mitigation of the project contribution is required. The cumulative impacts analysis is 
formatted in the same manner as the Project-specific impacts.  
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Table 3.0-3: Cumulative Past, Present, and Probable Future Residential Projects in the 
City and Surrounding Area 

# Project Name* Location Project 
Characteristics Status Total Dwelling 

Units 

1 
Old Ranch 
Country Club 
Project 

Old Ranch 
Country Club, 
City of Seal 
Beach 

Construction of 
a 116-unit, 4-
level (188,500 
square feet) 
multi-family 
housing 
development; a 
51-unit, 3-level 
senior housing 
complex; 
medical office 
facility; overnight 
accommodation, 
including a bar 
and lounge and 
specialty 
restaurant  

Preparation of 
EIR 167 

2 Naval Weapons 
Station 

Pacific Coast 
Hwy & Seal 
Beach 
Boulevard 

Potential future 
housing 
developments 
proposed within 
the Naval 
Weapons 
Station 

Anticipated 150 

3 Water Storage 
Site 

Within the Naval 
Weapons 
Station, 
approximately 
1,000 feet east 
of Seal Beach 
Boulevard, near 
the housing 
community off 
Anchor Way 

Potential future 
housing 
developments 
proposed within 
the Naval 
Weapons 
Station 

Anticipated 65 

4 Lampson 
Project 

4665 Lampson 
Avenue, City of 
Los Alamitos 

Redevelopment 
of existing office 
building with a 
residential 
development 
consisting of 
cluster homes, 
townhomes, and 
apartments 
totaling 246 
units 

Approved (By 
City of Los 
Alamitos) 

246 

5 Onni Marina 
Shores 

6500-6670 E. 
Pacific Coast 
Hwy, City of 
Long Beach 
(7242011013) 

Two, 5-story 
buildings with a 
total of 563,529 
square feet 
containing 600 

Approved (By 
City of Long 
Beach) 

600 
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# Project Name* Location Project 
Characteristics Status Total Dwelling 

Units 
residential units 
and 4,000 
square-feet of 
ground-level 
restaurant space 

6 Carmel Partners 

6615 E. Pacific 
Coast Hwy, City 
of Long Beach 
(7237020050) 

Construction of 
a six-story 
mixed-use 
project 
consisting of 
390 residential 
dwelling units 
and 5,351 
square feet of 
commercial/retai
l space  

Approved (By 
City of Long 
Beach) 

380 

7 Holland Partners 

6700 E. Pacific 
Coast Hwy, City 
of Long Beach 
(7242012006) 

Construction of 
a new mixed-
use project 
consisting of 
281 residential 
dwelling units, 
3,100 square 
feet of 
commercial/retai
l space in a 
building with 
592,100 square 
feet of area 

Approved (By 
City of Long 
Beach) 

281 

8 
Long Beach 
Housing 
Element Site 

6695 E. Pacific 
Coast Hwy 
(7237020040); 
6411 E. Pacific 
Coast Hwy 
(7237020051); 
No address 
(7237020904) 

Candidate site 
identified in the 
City of Long 
Beach’s 
Housing 
Element as a 
site for potential 
future residential 
development 

Proposed in 
Housing 
Element Update 
(By City of Long 
Beach) 

940 

9 
Long Beach 
Housing 
Element Site 

1000 N 
Studebaker Rd 
(7238015021) 

Candidate site 
identified in the 
City of Long 
Beach’s 
Housing 
Element as a 
site for potential 
future residential 
development 

Proposed in 
Housing 
Element Update 
(By City of Long 
Beach) 

115 

10 
Orange County 
Housing 
Element Sites 

11061 Los 
Alamitos Blvd 
(086-521-47); 
11031 Los 
Alamitos Blvd 
(086-521-46); 

Candidate site 
identified in the 
County of 
Orange’s 
Housing 
Element as a 

Proposed in 
Housing 
Element Update 
(By Orange 
County) 

619 
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# Project Name* Location Project 
Characteristics Status Total Dwelling 

Units 
3352 Katella 
Ave (086-521-
19); 
11131 Los 
Alamitos Blvd 
(086-521-23); 
11088 
Wallingsford Rd 
(086-521-11); 
11171 Los 
Alamitos Blvd 
(086-521-24) 

site for potential 
future residential 
development 

11 
Westminster 
Housing 
Element Sites 

13251 
Springdale 
Street (203-073-
04); 
Dorothy Lane 
/Melanie Lane 
(203-073-05); 
Dorothy 
Lane/Lee Drive 
(203-073-01 and 
203-073-03) 

Candidate site 
identified in the 
City of 
Westminster’s 
Housing 
Element as a 
site for potential 
future residential 
development 

Proposed in 
Housing 
Element Update 
(By City of 
Westminster) 

122 

*The individual projects and sites from adjacent cities’ Housing Elements to be included in this table was determined using a 
criteria of being located within one mile of Seal Beach’s city boundaries and a minimum of 100 dwelling units proposed.  

 
  

IJ 



0 
E Willow St 

E Stearns St 

ia State 
ity Long 
ach 

.. 83ft 

QJ 
> -,: 
QJ 

~ 
QJ 
> 
0 

"' a. 

£ 7th St 

J 

• 
lli] 

9 
I 

I 
I 
l 
I 

.J 

\ 
\ 

\ 

I 
I 

\ 
\ 

I 
I 

I 

\' 

I 
I 
I 

\: 5 0d St ,,I 

5 ~ 8 --- 1 ✓ // 
~ /// 

/ --- 7 
/ 

/ 

// , 
DJ 

,. 58ft 

2 

• • 

I 
I 

I 

I 
I 

C 
C 
-,: 

"' t 
"' ~ 

I 

• 
3 

• 

I 
j 

/ 
/ 

l 
I 

I 

/. 

/ 
/ 

Los Alamitos 
10 

• Katella Ave 

Farquhar Ave 

Ross moor 

I 

•• 
' 

Old Ranch 
Country C 1 Jb • • 

Westminster Ave 

Naval Weapons 
Station Seal 

Beach 

Seal Beach 
Nationa l 

Wi ldlife Refuge 

Cerritos Ave 

0 

Joint Forces 
Training Base 
Los Alamitos 

Navy Golf 
Course Seal 

Beach 

# 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

:,; Cha 

4 

• 
~ 
QJ 

> 
~ 

" ~'1) 

1fil Garden Gro 

11 

-0 
c:: 

"' u 

Project Name 

Old Ranch County Club 

Naval Weapons Station 

Water Storage Site 

Lampson Project 

Onni Marina Shores 

Carmel Partners 

Holland Partners 

• 
~ 

Vl 

C 

"' 

Long Beach Housing Element Site 

Long Beach Housing Element Site 

Orange County Housing Element Site 

Westminster Housing Element Sites 

Vl 

0 "' 

110 

ols 

() Stantec 
• Cumulative Projects 

■ Housing Opportunity Sites 

■ Main Street Program 

■ Residential Component of the Old Ranch 
Country Club Specific Plan Project 

City Limits 

Cypress 

Garden Grove 

Huntington Beach 

Long Beach 

Los Alamitos 

Rossmoor 

Seal Beach 

Westminster 

N 

@ 
2,000 4,000 

""'""'"'-==""'""'""'""''" Feet 
(Al original document size of 8.5x11) 

1 :48,000 

Notes 
1. Coordinate System: NAO 1983 StatePlane California VI FlPS 
0406 Feet 
2. Data Sources: City of Seal Beach 2024. 
3. Background: World Topographic Map: City of Long Beach , 
County of Los Angeles, California State Parks, Esri, Torn Tom, 
Garmin, SafeGraph, Geo Technologies, Inc, METI/NASA, USGS, 
Bureau of Land Management, EPA, NPS, USDA, USFWS 
World Hillshade: Esri, NASA, NGA, USGS, FEMA 
World Ocean Base: Esri, GEBCO, Garmin, NaturalVue 
World Ocean Reference: Esri, GEBCO, Garmin, NGS 

Project Location 
City of Seal Beach, 
California 

Prepared by KOLP on 2025-03-10 
TR by SET on 2025-03-1 0 

IR by JW on 2025-03-10 
Client/Project 

City of Seal Beach 
Housing Element and Zoning Code Updates Project 
Figure No. 

Figure 3 -1 
Title 

Cumulative Past, Present, and 
Probable Future Projects 

204266500 

Disclaimer: This document has been prepared based on information provided by others as cited in the Notes section. Stantec has not verified the accuracy and/or completeness of this information and shall not be responsible for any errors or omissions which may be incorporated herein as a result. Stantec assumes no 
responsibility for data supplied in electronic format, and the recipient accepts full responsibility for verifying the accuracy and completeness of the data. 



CITY OF SEAL BEACH HOUSING ELEMENT AND ZONING CODE UPDATES PROJECT 
Draft Environmental Impact Report  
Aesthetics 

 

3.1-1 
 

3.1 AESTHETICS  

This section describes the environmental and regulatory setting for aesthetics. It also describes existing 

conditions and potential impacts related to aesthetics that would result from implementation of the 
Project, and mitigation for potentially significant impacts, where feasible. 

SUMMARY OF IMPACTS 

The Project would not conflict with applicable zoning and other regulations governing scenic 
quality; and the Project impacts would be less than significant.  

The residential component of the ORCC Specific Plan Project would be subject to design 

guidelines and development standards outlined in its Specific Plan; impacts associated with the 
ORCC Specific Plan Project are being evaluated in a standalone EIR.  

3.1.1 Environmental Setting  

Visual resources in the City feature the Pacific Ocean coastal waterfront, including beaches, the 

shoreline, wetlands, and marshlands. There are approximately two miles of beachfront shoreline in the 
City which is considered to be of regional significance for passive and active recreational activities. The 
Seal Beach National Wildlife Refuge and Los Cerritos Wetlands contain marshlands and ecological areas 

that provide visual resources for the City. Due to the extremely developed nature of the City, there are not 
many visual resources and prominent viewpoints available other than the waterfront. Furthermore, the 
southeastern half of the City encompasses the Naval Weapons Station Seal Beach, which consists of 

vast areas of vacant lands. The northern portion of the City also abuts the Los Alamitos JFTB, which 
includes military aviation operations and contains some areas with vacant lands.   

3.1.2 Regulatory Setting  

Federal 

There are no federal regulations related to aesthetics that apply to the Project.  

State 

California Coastal Act 

The California Coastal Act (Coastal Act) contains resource planning and management policies applicable 
to lands within the Coastal Zone. Coastal management policies addressing aesthetics and public scenic 
views are applicable to the Housing Element Update. “Scenic and visual qualities of coastal areas shall 
be considered and protected as a resource of public importance” (PRC Division 20, Chapter 3, Article 6, 

Section 30251). In addition, it is noted that development “shall be sited and designed to protect views to 
and along the ocean and scenic coastal areas, to minimize the alteration of natural landforms, to be 
visually compatible with the character of surrounding areas and where feasible, to restore and enhance 
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visual quality in visually degraded areas.” The Coastal Act protects public scenic views, but does not 

include policies or regulations for the protection of private views.  

Local 

City of Seal Beach General Plan 

The City’s General Plan is a comprehensive long-range general plan for the physical development of the 
City of Seal Beach (City of Seal Beach 2003). The General Plan contains the current Housing Element 
Update, which was adopted in 2022, though several revisions have followed in an effort to obtain 
certification from HCD. The various elements within the General Plan include goals and policies for the 

physical development of the City. The City’s General Plan goals and policies applicable to aesthetics are 
presented below: 

Land Use Element 

The City’s Land Use Element contains the following goals, objectives, and policies related to aesthetics 
that apply to the Project: 

Features of the Community 

Despite an increase in regional population experienced throughout the surrounding metropolitan 

area, the City of Sea Beach has experienced a slight decline in population while maintaining its 
own identity and preserving its unique character. Seal Beach’s individual small town identity is 
due to its physical separation from various centers of urban development found in surrounding 

cities. 

People have been attracted to Seal Beach primarily due to its unique geographical location, 
educational opportunity, attractive beaches, ideal climate, and small town friendly character. A 
goal of the City is to maintain and promote those social and physical qualities that enhance the 

character of the community and the environment in which we live.  

Waterfront 

Seal Beach’s coastal setting distinguishes it from any adjacent coastal communities. The 
shoreline, one of the City’s most valuable assets, shall be maintained and improved to provide 
maximum benefits to residents and visitors. Preservation of the ecological balance of the 

waterfront and the marshlands should be considered during review of any proposed 
developments in this planning area. In addition, the City of Seal Beach shall actively identify and 
resolve issues in the preservation and the more efficient utilization of the existing pier parking lots 

to better serve the community and beach patrons.  

Housing Element Update 

The Housing Element Update contains the following policies related to aesthetics that apply to the 
Project: 
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Goal 4: Maintain and enhance the quality of residential neighborhoods in Seal Beach. 

 Policy 4h: Promote a safe, healthful, aesthetically pleasing environment that strengthens 

individual and family life. 

 Policy 4i: Preserve and enhance viable residential neighborhoods and strengthen neighborhood 
identity. 

 Policy 4k: Encourage the use of innovative land use techniques and construction methods to 
minimize housing costs without compromising basic health, safety, and aesthetic conditions. 

City of Seal Beach Municipal Code  

The City of Seal Beach has adopted a Zoning Ordinance and related zoning map. The Zoning Ordinance 
and zoning map identify specific types of land use, intensity of use, and development and performance 
standards applicable to specific areas and parcels of land within the City. The Zoning Ordinance includes 

specific development and building standards for parcels within the City that were adopted to ensure new 
developments and growth are conducted in an orderly manner and achieve balanced residential, 
commercial and civic uses.  

3.1.3 Environmental Impacts  

This section analyzes the Project’s potential to result in significant aesthetics impacts. When an impact is 
determined to be significant, mitigation measures are identified that would reduce or avoid impacts. 

Methodology for Analysis 

Analysis of the Project’s visual impacts is based on an evaluation of the changes to the existing visual 

resources that would result from implementation of the Project. In determining the extent and implications 
of the visual changes, consideration was given to: the existing visual quality of the affected environment; 
specific changes in the visual character and quality of the affected environment; the extent to which the 

affected environment contains places or features that provide unique visual experiences or that have 
been designated in plans and policies for protection or special consideration; and the sensitivity of 
viewers and their activities and the extent to which these activities are related to the aesthetic qualities 

affected by the Project.  

Thresholds of Significance 

In accordance with the CEQA Guidelines’ Appendix G Environmental Checklist, the following questions 
were analyzed and evaluated to determine whether the Project’s aesthetic impacts are significant.  

Would the Project: 

 In non-urbanized areas, substantially degrade the existing visual character or quality of the public 

views of the site and its surroundings. (Public views are those that are experienced from publicly 
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accessible vantage point). If the Project is in an urbanized area, would the Project conflict with 

applicable zoning and other regulations governing scenic quality? 

The following issues were determined to have no impact or a less than significant impact during the NOP 
Scoping. These issues are summarized in Section 6.0, Effects Found Not to Be Significant, and are not 
discussed further in this section.  

Would the Project: 

 Have a substantial adverse effect on a scenic vista? 

 Substantially damage scenic resources, including but not limited to trees, rock outcroppings, and 

historic buildings within a state scenic highway? 

 Create a new source of substantial light or glare that would adversely affect day- or nighttime 
views in the area? 

Impact Analysis and Mitigation Measures 

Visual Character and Scenic Quality 
Impact AES-1  In an urbanized area, the Project would not conflict with applicable zoning and 

other regulations governing scenic quality. 

Impact Analysis 

Implementation of the Project would result in the identification of parcels located within the City that have 

the potential to be developed or redeveloped to accommodate new housing developments and help the 
City to meet its RHNA. Implementation of the Project would also result in the creation of a new zoning 
designation, rezoning of several identified Housing Opportunity Sites, and implementation of the Main 

Street Program allowing for housing on the second floor of commercial buildings, and the residential 
components of the ORCC Specific Plan. The Project does not propose any actual development to occur 
on these sites at this time. However, development of the residential component of the ORCC Specific 

Plan is being evaluated in a standalone EIR. 

As described in Section 2.0, Project Description, all of the identified Housing Opportunity Sites are 
located within highly urbanized areas of the City and are surrounded by existing urban developments. 
Many of the Housing Opportunity Sites are located on land that is already developed with urban uses and 

the Project does not propose Housing Opportunity Sites on land that provides scenic resources or scenic 
vistas.  

Program 1b (MC/RHD Zone) of the Housing Element Update commits to a rezoning program that 
facilitates housing for lower-income households as required by the state’s RHNA allocation for the City. 

The City would establish a new zoning designation, MC/RHD, which would apply to five of the Housing 
Opportunity Sites, facilitating residential development at what are generally commercial sites currently. 
The new MC/RHD mixed-use zoning designation would facilitate a residential density of RHD-46 (up to 

46 units per acre) with a minimum density of 40 units per acre, and a maximum building height of five 
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stories. Other changes to zoning designations include rezoning a former oil extraction property to the 

City’s existing HDR-33 zoning district to residential use under Program 1a (Provide Adequate Sites for 
Housing through updates to the General Plan and Zoning Code) (City of Seal Beach 2024).  

The actions described above would result in a change to the permitted uses and development standards 
on six of the Housing Opportunity Sites. The proposed new MC/RHD zoning designation would establish 

specific development standards that would be prepared in accordance with existing City guidelines, 
regulations, and General Plan policies related to scenic quality. As the Project does not propose any 
specific site development at this time, the proposed rezoning of the six Housing Opportunity Sites 

identified would not result in conflicts with applicable zoning and other regulations governing scenic 
quality. The residential component of the ORCC Specific Plan Project would not require rezoning and is 
being proposed under a Mixed-Use Country Club planning concept with the Specific Plan as the 

mechanism that would incorporate design guidelines and development standards to ensure development 
compatibility with adjacent land uses. Specific impact findings associated with the development of the 
ORCC Specific Plan Project are being evaluated in a standalone EIR. 

The remaining two Housing Opportunity Sites are not proposed to be rezoned and are proposed to be 

developed in the future in accordance with the existing zoning designations and development standards 
of the site, including those that govern scenic quality. Future development of these sites facilitated by the 
Project would be anticipated to be developed in accordance with the development standards of the site. 

Unless exempt, future development projects would also be subject to subsequent and individual 
environmental review to ensure that the proposed development does not result in conflicts with zoning 
and regulations governing scenic quality.  

The Project also includes implementation of the Main Street Program (Program 1r of the Housing Element 

Update) which commits to modifying the existing Main Street Specific Plan to allow housing above the 
ground floor of properties located within the Main Street Program area. As described previously, the 
Project would not propose any actual development to occur on or within the Main Street Program area at 

this time and would amend the existing Main Street Specific Plan to allow for future residential 
developments to be proposed above the ground floor within the Main Street Program area. Though the 
proposed amendment to the Main Street Specific Plan would result in changes to the allowable 

development types and subsequently the visual appearance within the Main Street Program area, 
approval of the proposed amendment would not result in conflicts with regulations governing scenic 
quality within the Main Street Program area. Additionally, voters approved Measure Z in 2008 which 

limited the maximum height of residences in the City’s Old Town area to 25 feet. Measure Z applies to the 
area of the City north of the centerline of Ocean Avenue, east of First Street, south of Marina Drive and 
Pacific Coast Highway, west of Seal Beach Boulevard, and that area south of Ocean between Electric 

Avenue and Tenth Street. Future developments facilitated by the Project in the Main Street Specific Plan 
area would be required to comply with the provisions of Measure Z. Future developments proposed within 
the Main Street Program area would also be required to be developed in accordance with the 

development standards and regulations governing scenic quality outlined in the Main Street Specific Plan 
and the City’s zoning ordinance. Future developments within the Main Street Program area would be 
subject to subsequent individual environmental review (except by-right pursuant to state housing law) and 
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review per the design criteria of the Main Street Specific Plan to ensure that the proposed development 

does not result in impacts to scenic quality.  

Individual future developments under the Project must comply with the City’s objective design criteria to 
ensure that proposed individual developments would be developed in accordance with zoning standards 
and existing regulations governing aesthetics and scenic quality. Individual development under the 

Project would be required to be designed and constructed to design standards and would not be 
anticipated to construct new structures that would be incompatible with the existing surrounding visual 
character. As described above, the City’s Housing Element Update includes Policies 4h, 4j, and 4k which 

require developments to maintain and enhance scenic quality in the City.  

The Project’s new zoning designation would establish specific development standards that would be 
prepared in accordance with existing City guidelines, regulations, zoning code, and General Plan policies 
related to scenic quality. The Project does not propose any actual development to occur at this time. 

Future development projects proposed under the Housing Element Update may deviate from certain 
development standards of the applicable zoning designations or utilize state housing laws and programs, 
such as the State density bonus program, resulting in taller buildings and high-density developments. 

However, future developments would be reviewed on a case-by-case basis and subject to the City’s 
objective design criteria, design requirements of the Main Street Specific Plan, the City’s Municipal Code, 
and applicable General Plan policies to ensure future development would be compatible with surrounding 

land uses. Unless exempt, future developments proposed under the Housing Element Update would also 
be subject to subsequent environmental review. Therefore, the Project would not conflict with zoning and 
other regulations governing scenic quality and impacts would be less than significant.  

Additionally, the residential component of the ORCC Specific Plan Project is being proposed under a 

Mixed-Use Country Club planning concept with the Specific Plan as the mechanism that would 
incorporate design guidelines and development standards to ensure development compatibility with 
adjacent land uses. The residential component associated with the development of the ORCC Specific 

Plan Project would be subject to the design guidelines and development standards outlined in the 
Specific Plan. Specific impact findings associated with the development of the ORCC Specific Plan 
Project are being evaluated in a standalone EIR. 

Level of Significance Before Mitigation 

Less Than Significant Impact. 

Mitigation Measures 
No mitigation is necessary. 

Level of Significance After Mitigation 
Less Than Significant Impact. 
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3.1.4 Cumulative Impacts  

CEQA requires that EIRs evaluate the potential cumulative impacts of a project. A project’s environmental 

impacts are “cumulatively considerable” if the “incremental effects of an individual project are significant 
when viewed in connection with the effects of past projects, the effects of other current projects, and the 
effects of probable future projects” (CEQA Guidelines Section 15065(a)(3)). The geographic scope for 

cumulative aesthetic impacts is the immediate project vicinity and area surrounding the site. This 
geographic scope is appropriate for aesthetics as the area within the view of the Project is most likely to 
experience changes in visual character and experience light and glare impacts. 

As discussed in Section 3.0, Environmental Analysis, CEQA Guidelines Section 15130 requires 

cumulative impact analysis in EIRs to consider a list of planned and pending projects that may contribute 
to the cumulative impacts of a project. Section 3.0, Table 3.0-3 identifies all past, present, and probable 
future residential projects in the City and surrounding areas that may impact the Project. Table 3.1-1 

identifies the cumulative past, present, and probable future projects from Table 3.0-3 that may drive a 
potential cumulative impact related to aesthetics and therefore were analyzed in this cumulative 
discussion. 

Table 3.1-1: Cumulative Projects Related to Aesthetics 

# Project Name Location 
Project 

Characteristics 
Status 

Total Dwelling 
Units 

1 
Old Ranch 
Country Club 
Project 

Old Ranch 
Country Club, 
City of Seal 
Beach 

Construction of 
a 116-unit, 4-
level (188,500 
square feet) 
multi-family 
housing 
development; a 
51-unit, 3-level 
senior housing 
complex; 
medical office 
facility; overnight 
accommodation, 
including a bar 
and lounge and 
specialty 
restaurant  

Preparation of 
EIR 

167 

2 
Naval Weapons 
Station 

Pacific Coast 
Hwy & Seal 
Beach 
Boulevard 

Potential future 
housing 
developments 
proposed within 
the Naval 
Weapons 
Station 

Anticipated 150 

Cumulative development identified in Table 3.1-1 are located within close proximity to one of the eight 
Housing Opportunity Sites and therefore, development under the Project in combination with cumulative 
development identified in Table 3.1-1 could result in impacts to visual resources and aesthetic quality.  
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Development in Seal Beach facilitated by the Project in conjunction with buildout of cumulative projects in 

the City and surrounding areas could result in impacts to visual resources and aesthetic quality, although 
visual quality could improve with redevelopment of aging buildings and vacant sites. Implementation of 
the Project would encourage increased housing development at sites already developed with other uses.  

Anticipated Project related impacts, in conjunction with cumulative development allowed per existing 

regulations, is expected to increase housing development citywide in already developed areas. Therefore, 
future developments facilitated by the Project in conjunction with cumulative developments could result in 
impacts to aesthetics. However, similar to future developments under the Project, cumulative 

developments would be required to comply with existing regulations and policies adopted for the purpose 
of avoiding aesthetic impacts and protecting visual quality. Cumulative developments would be required 
to be designed and constructed in accordance with applicable building standards and regulations adopted 

by the City including, but not limited to, building heights and outdoor lighting regulations. Potential 
aesthetic impacts of future developments facilitated by the Project would be site-specific and would 
require evaluation on a case-by-case basis at the project level in accordance with the Housing Element 

Update and General Plan. Unless exempt, each discretionary cumulative development project would 
require separate approval and evaluation under CEQA, which would address potential impacts related to 
aesthetics and identify necessary mitigation measures to reduce potential impacts, where appropriate. 

Therefore, future developments facilitated by the Project would not result in significant cumulative 
aesthetic impact and the Project would not cause a cumulatively considerable aesthetic impacts. 

3.1.5 References 

City of Seal Beach. 2003. City of Seal Beach General Plan, December 2003. 
https://www.sealbeachca.gov/Departments/Community-Development/Planning-

Development/General-Plan. Accessed October 2024.  

City of Seal Beach. 2024. 6th Cycle Housing Element 2021-2029, Adopted February 2022, Revised 
August 2024. 
https://www.sealbeachca.gov/Portals/0/Users/027/27/27/Seal%20Beach_HEU%20MainBody_Cle

an-compressed.pdf?ver=2024-08-20-083139-120. Accessed October 2024.  
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3.2 AIR QUALITY 

This section describes the environmental and regulatory setting for air quality. It also describes existing 
conditions and potential impacts related to air quality that would result from implementation of the Project, 
and mitigation for potentially significant impacts, where feasible. 

SUMMARY OF IMPACTS 

The Project would conflict with SCAQMD’s 2022 AQMP. Even with implementation of Mitigation 
Measures AQ-1 and AQ-2, the Project would be considered significant and unavoidable.  

The Project would exceed SCAQMD thresholds and could result in a cumulatively considerable 
net increase of a criteria air pollutant for which the project region is in non-attainment. Even with 
implementation of Mitigation Measures AQ-1 and AQ-2, the Project would be considered 
significant and unavoidable. 

The Project could expose sensitive receptors to substantial pollutant concentrations during 
construction and operation. Even with implementation of Mitigation Measures AQ-1, AQ-2, and 
AQ-3 the Project would be considered significant and unavoidable. 

The Project would not result in other emissions, such as odor, that would affect a substantial 
number of people. The impacts are considered less than significant. 

The residential component of the ORCC Specific Plan Project were considered within the 
emissions calculations, health risk, and odor analysis of this Project. Specific impact findings 
associated with the development of the ORCC Specific Plan Project are being evaluated in a 
standalone EIR. 

3.2.1 Environmental Setting  

The Project is located within the City of Seal Beach in Orange County, which is within the South Coast Air 
Basin (SCAB). SCAB includes all of Orange County and the non-desert portions of Los Angeles, 
Riverside, and San Bernardino counties and is under the jurisdiction of the South Coast Air Quality 
Management District (SCAQMD). Regulatory oversight authority regarding air quality rests at the local, 
state, and federal levels with the SCAQMD, California Air Resources Board (CARB), and U.S. 
Environmental Protection Agency (USEPA), respectively.  

The existing air quality setting is described further below. 

Climate and Meteorology 

The SCAB covers approximately 12,000 square miles, consisting of Orange County and the urbanized 
areas of San Bernardino, Riverside, and Los Angeles counties. The distinctive climate of the SCAB is 
determined by its terrain and geographic location. The SCAB is a coastal plain with connecting broad 
valleys and low hills, bounded by the Pacific Ocean to the southwest and high mountains around the 
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perimeter. The general region lies in the semi-permanent high-pressure zone of the eastern Pacific, 
resulting in a mild climate tempered by cool sea breezes with light average wind speeds. The usually mild 
climatological pattern is interrupted occasionally by periods of extremely hot weather, winter storms, or 
Santa Ana winds. The SCAB is classified as a dry-hot desert climate (SCAQMD 1993). 

Criteria Air Pollutants 

Criteria air pollutants include ozone (O3), carbon monoxide (CO), nitrogen dioxide (NO2), sulfur dioxide 
(SO2), particulate matter (measured both in units of smaller than 2.5 microns in diameter [PM2.5] and in 
units of particulate matter smaller than 10 microns in diameter [PM10]), and lead (Pb). 

Ozone. Most ground-level ozone is formed as a result of complex photochemical reactions in the 
atmosphere between reactive organic gases (ROG), nitrogen oxides (NOx), and oxygen. ROG and NOx 
are considered precursors to the formation of ozone, a highly reactive gas that can damage lung tissue 
and affect respiratory function. While ozone in the lower atmosphere is considered a damaging air 
pollutant, ozone in the upper atmosphere is beneficial, as it protects the Earth from harmful ultraviolet 
radiation. However, atmospheric processes preclude ground-level ozone from reaching the upper 
atmosphere (USEPA 2023). 

Carbon Monoxide. CO is a colorless, odorless, poisonous gas produced by the incomplete combustion 
of fossil fuels. Elevated levels of CO can result in harmful health effects, especially for the young and 
elderly, and can also contribute to global climate change (USEPA 2023). 

Nitrogen Dioxide. NO2 is a brownish, highly reactive gas primarily produced as a result of the burning of 
fossil fuels. NO2 can also lead to the formation of ozone in the lower atmosphere. NO2 can cause 
respiratory ailments, especially in the young and elderly, and can lead to degradations in the health of 
aquatic and terrestrial ecosystems (USEPA 2023). 

Sulfur Dioxide. SO2 is primarily emitted from the combustion of coal and oil by steel mills, pulp and paper 
mills, and non-ferrous smelters. High concentrations of SO2 can aggravate existing respiratory and 
cardiovascular diseases in asthmatics and others who suffer from emphysema or bronchitis. SO2 also 
contributes to acid rain, which in turn, can lead to the acidification of lakes and streams (USEPA 2023). 

Particulate Matter. Airborne PM is not a single pollutant, but rather is a mixture of many chemical 
species. PM is a complex mixture of solids and aerosols composed of small droplets of liquid, dry solid 
fragments, and solid cores with liquid coatings. Particles vary widely in size, shape, and chemical 
composition, and may contain inorganic ions, metallic compounds, elemental carbon, organic 
compounds, and compounds from the earth’s crust. Particles are defined by their diameter for air quality 
regulatory purposes. Those with a diameter of 10 microns or less (PM10) are inhalable into the lungs and 
can induce adverse health effects. Fine particulate matter is defined as particles that are 2.5 microns or 
less in diameter (PM2.5). Therefore, PM2.5 compromises a portion of PM10. Emissions from combustion of 
gasoline, oil, diesel fuel or wood produce much of the PM2.5 pollution found in outdoor air, as well as 
significant proportion of PM10. PM10 also includes dust from construction sites, landfills and agriculture, 
wildfires and brush/waste burning, industrial sources, wind-blown dust from open lands, pollen, and 
fragments of bacteria. 
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PM may be either directly emitted from sources (primarily particles) or formed in the atmosphere through 
chemical reactions of gases (secondary particles) such as SO2, NOx, and certain organic compounds 
(USEPA 2023). 

Lead. Sources of Pb include pipes, fuel, and paint, although the use of Pb in these materials has declined 
dramatically over the years. Historically, a main source of Pb was automobile emissions. Pb can be 
inhaled directly or ingested by consuming Pb-contaminated food, water, or dust. Fetuses and children are 
most susceptible to Pb poisoning, which can result in heart disease and nervous system damage 
(USEPA 2024a). Through regulations, USEPA has gradually reduced the Pb content of gasoline. This 
program has essentially eliminated violations of the Pb standard in urban areas except those areas with 
Pb point sources. 

Attainment Status 

The USEPA and CARB designate air basins where ambient air quality standards are exceeded as “non-
attainment” areas. If standards are met, the area is designated as an “attainment” area. If there is 
inadequate or inconclusive data to make a definitive attainment designation, they are considered 
“unclassified.” National non-attainment areas are further designated as marginal, moderate, serious, 
severe, or extreme as a function of deviation from standards. Attainment status is based on the National 
Ambient Air Quality Standards (NAAQS) and the California Ambient Air Quality Standards (CAAQS). 
Each standard has a different definition, or “form” of what constitutes attainment, based on specific air 
quality statistics. For example, the federal 8-hour CO standard is not to be exceeded more than once per 
year; therefore, an area is in attainment of the CO standard if no more than one 8-hour ambient air 
monitoring value exceeds the threshold per year. In contrast, the federal annual standard for PM2.5 is met 
if the 3-year average of the annual average PM2.5 concentration is less than or equal to the standard.   

The Federal Clean Air Act (FCAA) identifies two types of NAAQS. Primary standards provide public 
health protection, including protecting the health of sensitive populations such as asthmatics, children, 
and the elderly. Secondary standards provide public welfare protection, including protection against 
decreased visibility and damage to animals, crops, vegetation, and buildings (USEPA 2023). The CAAQS 
are equal to or more stringent than the NAAQS and include pollutants for which national standards do not 
exist. Table 3.2-1 presents the applicable CAAQS and NAAQS. 

Table 3.2-1: California and National Ambient Air Quality Standards 

Pollutant Averaging Time California Standards1 
National Standards2 

Primary Secondary 

Ozone (O3) 
8-hour 0.070 ppm (137 µg/m3) 0.070 ppm (137 

µg/m3) Same as Primary 
Standards 

1-hour 0.09 ppm (180 µg/m3) -- 

8-hour 9.0 ppm (10 mg/m3) 9 ppm (10 mg/m3) -- 

IJ 



CITY OF SEAL BEACH HOUSING ELEMENT AND ZONING CODE UPDATES PROJECT 
Draft Environmental Impact Report  
Air Quality 

 

3.2-4 
 

Pollutant Averaging Time California Standards1 
National Standards2 

Primary Secondary 

Carbon monoxide 
(CO) 1-hour 20 ppm (23 mg/m3) 35 ppm (40 mg/m3) 

Nitrogen dioxide 
(NO2) 

Annual arithmetic 
mean 0.030 ppm (57 µg/m3) 0.053 ppm (100 

µg/m3) Same as Primary 
Standard 

1-hour 0.18 ppm (339 µg/m3) 100 ppb (188 µg/m3) 

Sulfur dioxide (SO2) 

Annual arithmetic 
mean -- 0.030 ppm (80 µg/m3) -- 

24-hour 0.04 ppm (105 µg/m3) 0.14 ppm (80 µg/m3) -- 

3-hour -- -- 0.5 ppm  
(1300 µg/m3) 

1-hour 0.25 ppm (655 µg/m3) -- -- 

Respirable 
Particulate Matter 
Smaller than 10 
Microns in Diameter 
(PM10) 

Annual arithmetic 
mean 20 µg/m3 -- 

Same as Primary 
Standards 

24-hour 50 µg/m3 150 µg/m3 

Respirable 
Particulate Matter 
Smaller than 2.5 
Microns in Diameter 
(PM2.5)3 

Annual arithmetic 
mean 12 µg/m3 9.0 µg/m3 15 µg/m3 

24-hour No separate standard 35 µg/m3 Same as Primary 
Standards 

Sulfates 24-hour 25 µg/m3 -- -- 

Lead (Pb) 

30-day average 1.5 µg/m3 -- -- 

Calendar quarter -- 1.5 µg/m3 

Same as Primary 
Standard Rolling 3-month 

average -- 0.15 µg/m3 

Hydrogen sulfide 
(H2S) 1-hour 0.03 ppm (42 µg/m3) -- -- 

Vinyl chloride 
(chloroethene) 24-hour 0.01 ppm (26 µg/m3) -- -- 

Visibility reducing 
particles 8-hour 

In 1989, the Air Resources 
Board converted the general 
statewide 10-mile visibility 
standard to instrumental 

-- -- 
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Pollutant Averaging Time California Standards1 
National Standards2 

Primary Secondary 

equivalents, which are 
extinction of 0.23 per 
kilometer. 

Notes:  
1. CO, SO2 (1- and 24-hour), NO2, O3, PM10, and visibility reducing particles standards are not to be exceeded. 
2. Not to be exceeded more than once a year except for annual standards. 
3. On February 7, 2024, the USEPA issued a pre-publication version of the Final Rule to lower the primary annual NAAQS for 
PM2.5 from 12.0 µg/m3 to 9.0 µg/m3. 
-- = no standard established 
µg/m3 = micrograms per cubic meter 
mg/m3 = milligrams per cubic meter 
ppm = parts per million 
Source: CARB 2016. 

Table 3.2-2 presents the federal and state attainment status for the SCAB, in which the Project is located. 
The Project is in an area designated non-attainment for both the federal and state standards for O3 and 
PM2.5, the state standard for PM10, and the federal standard for lead (SCAQMD 2016a). 

Table 3.2-2: Attainment Status of the South Coast Air Basin 

Pollutant Federal Designation State Designation 

Ozone (O3) –  
1-Hour and 8-Hour 

Non-Attainment (Extreme) Non-Attainment 

Carbon Monoxide (CO) –  
1-Hour and 8-Hour 

Attainment/Maintenance Attainment 

Nitrogen Dioxide (NO2) –  
1-Hour and Annual 

Attainment Attainment 

Sulfur Dioxide (SO2) – Annual  Unclassifiable/Attainment * 

Particulate Matter (PM10) – 24-Hour Attainment/Maintenance Non-Attainment 

Particulate Matter (PM2.5) – Annual Non-Attainment (Serious) Non-Attainment 

Lead (Pb) – 3-Month Rolling Non-Attainment * 

Hydrogen Sulfide (H2S) – 1-Hour  * Attainment 

Sulfates – 24-Hour * Attainment 

Vinyl Chloride – 24-Hour * Attainment 
Note: * = Not Applicable/No Standards. 
Source: SCAQMD 2016a. 

Ambient Air Quality 

The nearest air quality monitoring station to the Project sites is the Anaheim Monitoring Station located at 
1630 West Pampas Lane. Table 3.2-3 includes a summary of the air quality monitoring data for the years 
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2021 through 2023. The table shows the number of times the station recorded pollutant concentrations 
above federal and state air quality standards and the highest annual reading for each pollutant. 

Table 3.2-3: Anaheim Monitoring Station Data (2021-2023) 

Pollutant Air Pollutant, Averaging Time (Units) 2021 2022 2023 

Ozone 
(ppm) 

Maximum 1-hour measurement 0.089 0.102 0.089 

Number of days over National 1-hour standard 0 0 0 

Number of days over California 1-hour standard 0 1 0 

Maximum 8-hour measurement 0.068 0.076 0.076 

Number of days over National 8-hour standard 0 1 2 

Number of days over California 8-hour standard 0 1 2 

Nitrogen Dioxide 
(ppb) 

Maximum 1-hour measurement 67.1 53.0 50.9 

Annual average 12 11 10 

Number of days over National 1-hour standard 0 0 0 

Number of days over California 1-hour standard 0 0 0 

PM2.5 
(µg/m3) 

Maximum 24-hour measurement 54.4 33.1 45.6 

Annual average 11.6 9.9 * 

Number of days over National 24-hour standard 10 0 1 

PM10 
(µg/m3) 

Maximum 24-hour measurement 63.6 67.0 97.8 

Annual average 23.4 20.9 20.6 

Number of days over National 24-hour standard 0 0 0 

Number of days over California 24-hour standard 1 1 1 
Notes: ppm = parts per million; ppb = parts per billion; µg/m3 = micrograms per liter; * means there was insufficient data to 
determine the value. 
Source: CARB 2024a. 

Odors 

Typically, odors are regarded as an annoyance rather than a health hazard. However, manifestations of a 
person’s reaction to foul odors can range from the psychological (i.e., irritation, anger, or anxiety) to the 
physiological (i.e., circulatory and respiratory effects, nausea, vomiting, and headache). 

The ability to detect odors varies considerably among the population and is subjective. Some individuals 
can smell very minute quantities of specific substances; others have varying sensitivities to odors; and 
people may have different reactions to the same odor (e.g., bakery, gasoline). It is important to note that 
an unfamiliar odor is more easily detected and is more likely to cause complaints than a familiar one. This 
is because of the phenomenon known as odor fatigue, in which a person can become desensitized to 
almost any odor and recognition only occurs with an alteration in the intensity. 

Quality and intensity are two properties present in any odor. The quality of an odor indicates the nature of 
the smell experience (e.g., a description of flowery or sweet). Intensity refers to the strength of the odor 
and depends on the odorant concentration in the air. When an odorous sample is progressively diluted, 
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the odorant concentration decreases, the odor intensity weakens, and it eventually becomes so low that 
the detection or recognition of the odor is quite difficult. At some point during dilution, the concentration of 
the odorant drops below a human’s detection threshold.  

Toxic Air Contaminants 

Toxic air contaminants (TACs) are air pollutants that may cause or contribute to an increase in mortality 
or serious illness, or which may pose a hazard to human health. TACs are usually present in minute 
quantities in the ambient air but, due to their high toxicity, they may pose a threat to public health even at 
very low concentrations. Because there is no threshold level below which adverse health impacts are not 
expected to occur, TACs differ from criteria pollutants for which acceptable levels of exposure can be 
determined and for which state and federal governments have set ambient air quality standards. TACs, 
therefore, are not considered “criteria pollutants” under either the FCAA or the California Clean Air Act 
(CCAA) and are not subject to NAAQS or CAAQS ambient air quality standards. Instead, USEPA and 
CARB regulate hazardous air pollutants (HAPs) and TACs, respectively, through statutes and regulations 
that generally require the use of the maximum or best available control technology to limit emissions. In 
conjunction with SCAQMD rules, these federal and state statutes and regulations establish the regulatory 
framework for TACs. At the national level, USEPA has established national emission standards for 
hazardous air pollutants (NESHAPs) in accordance with the requirements of the FCAA and subsequent 
amendments. These are technology-based, source-specific regulations that limit allowable emissions of 
HAPs. 

Within California, TACs are regulated primarily through the Tanner Air Toxics Act (Assembly Bill [AB] 
1807) and the Air Toxics Hot Spots Information and Assessment Act of 1987 (AB 2588). AB 1807 sets 
forth a formal procedure for CARB to designate substances as TACs. The following provides a summary 
of the primary TACs of concern within the State of California and related health effects. 

Diesel Particulate Matter 

Diesel particulate matter (DPM) was identified as a TAC by the CARB in August 1998. DPM is emitted 
from both mobile and stationary sources. In California, on-road diesel-fueled vehicles contribute 
approximately 42 percent of the statewide total, with an additional 55 percent attributed to other mobile 
sources such as construction and mining equipment, agricultural equipment, and transport refrigeration 
units. Stationary sources, contributing about three percent of emissions, include shipyards, warehouses, 
heavy equipment repair yards, and oil and gas production operations. Emissions from these sources are 
from diesel-fueled internal combustion engines. Stationary sources that report DPM emissions also 
include heavy construction, manufacturers of asphalt paving materials and blocks, and diesel-fueled 
electrical generation facilities (CARB 2024b). 

In October 2000, CARB issued a report entitled Risk Reduction Plan to Reduce Particulate Matter 
Emissions from Diesel-Fueled Engines and Vehicles, which is commonly referred to as the Diesel Risk 
Reduction Plan (DRRP). The DRRP provides a mechanism for combating the DPM problem. The goal of 
the DRRP is to reduce concentrations of DPM. The key elements of the DRRP are to clean up existing 
engines through engine retrofit emission control devices, to adopt stringent standards for new diesel 
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engines, and to lower the sulfur content of diesel fuel through advanced technology emission control 
devices on diesel engines. When fully implemented, the DRRP will significantly reduce emissions from 
both old and new diesel-fueled motor vehicles and from stationary sources that burn diesel fuel. In 
addition to these strategies, CARB continues to promote the use of alternative fuels and electrification. As 
a result of these actions, DPM concentrations and associated health risks in future years are projected to 
decline (CARB 2024b). In comparison to year 2010 inventory of statewide DPM emissions, CARB 
estimates that emissions of DPM in 2035 will be reduced by more than 50 percent. 

DPM is typically composed of carbon particles (also called “soot” or “black carbon”) and numerous 
organic compounds, including over 40 known cancer-causing organic substances. Examples of these 
chemicals include polycyclic aromatic hydrocarbons, benzene, formaldehyde, acetaldehyde, acrolein, and 
1,3-butadiene. Diesel exhaust also contains gaseous pollutants, including volatile organic compounds 
and NOx. NOx emissions from diesel engines are important because they can undergo chemical 
reactions in the atmosphere leading to formation of PM2.5 and O3. 

In California, diesel exhaust particles have been identified as a carcinogen accounting for an estimated 
70 percent of the total known cancer risks in California. DPM is estimated to increase statewide cancer 
risk by 520 cancer occurrences per million residents exposed over an estimated 70-year lifetime. Non-
cancer health effects associated with exposure to DPM include premature death, exacerbated chronic 
heart and lung disease, including asthma, and decreased lung function in children. Short-term exposure 
to diesel exhaust can also have immediate health effects. Diesel exhaust can irritate the eyes, nose, 
throat and lungs, and it can cause coughs, headaches, lightheadedness, and nausea. In studies with 
human volunteers, diesel exhaust particles made people with allergies more susceptible to the materials 
to which they are allergic, such as dust and pollen. Exposure to diesel exhaust also causes inflammation 
in the lungs, which may aggravate chronic respiratory symptoms and increase the frequency or intensity 
of asthma attacks (CARB 2024b). 

Individuals most vulnerable to non-cancer health effects of DPM are children whose lungs are still 
developing and the elderly who often have chronic health problems. The elderly and people with 
emphysema, asthma, and chronic heart and lung disease are especially sensitive to DPM (CARB 2024b). 
In addition to its health effects, DPM significantly contributes to haze and reduced visibility.  

Valley Fever 

Valley fever is an infection caused by a fungus that lives in the soil. The fungus that causes Valley fever, 
Coccidiodes immitis (C. immitis), is found in the southwestern United States, parts of Mexico and Central 
America, and parts of South America. The fungus grows naturally and is endemic in many areas within 
California. People can get this infection by breathing in fungal spores from the air, especially when the 
wind blows the soil with the fungal spores into the air, or the dirt is moved by human activity. About 
10,000 cases in the United States are reported each year, mostly from Arizona and California. Valley 
fever can be misdiagnosed because its symptoms are like those of other illnesses. For most people, the 
symptoms of Valley fever will go away within a few months without any treatment. Some people may 
develop a more severe infection, especially those with compromised immune systems (Centers for 
Disease Control and Prevention 2020). 
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In California, the number of reported Valley fever cases has greatly increased in recent years. Since 
2000, the number of reported cases from increased from 1,000 to more than 9,000 cases reported in 
2019 (California Department of Public Health 2021). In 2022, 297 cases of Valley fever were recorded 
within Orange County (California Department of Public Health 2024). 

Asbestos 

Asbestos is the name given to a number of naturally occurring fibrous silicate minerals with useful 
properties such as thermal insulation, chemical and thermal stability, and high tensile strength. The three 
most common types of asbestos are chrysotile, amosite, and crocidolite. Chrysotile, also known as white 
asbestos, is the most common type of asbestos found in buildings. Chrysotile makes up approximately 90 
to 95 percent of all asbestos contained in buildings in the United States. Exposure to asbestos fibers may 
result in health issues such as lung cancer, mesothelioma (a rare cancer of the thin membranes lining the 
lungs, chest, and abdominal cavity), and asbestosis (a non-cancerous lung disease that causes scarring 
of the lungs). Exposure to asbestos can occur during demolition or remodeling of buildings constructed 
prior to 1977 when it was banned for use in buildings. Exposure to naturally occurring asbestos can occur 
during soil disturbing activities in areas with deposits present (USEPA 2024b).  

Sensitive Receptors 

Some land uses are considered more sensitive to air pollution than others due to the types of population 
groups or activities involved. Sensitive population groups include children, the elderly, the acutely ill, and 
the chronically ill, especially those with cardiovascular diseases. Examples of sensitive receptors include 
hospitals, residences, convalescent facilities, and schools. The Project sites contain and are located 
adjacent to various sensitive uses, primarily single- and multi-family residences.  

3.2.2 Regulatory Setting  

Air quality within the Project area is regulated by several jurisdictions, including the USEPA, CARB, and 
SCAQMD. Each of these jurisdictions develops rules, regulations, and policies to attain the goals or 
directives imposed upon them through legislation. Although USEPA regulations may not be superseded, 
both state and local regulations may be more stringent. 

Federal 

U.S. Environmental Protection Agency  

At the federal level, the USEPA has been charged with implementing national air quality programs. The 
USEPA’s air quality mandates are drawn primarily from the FCAA, which was signed into law in 1970. 
Congress substantially amended the FCAA in 1977 and again in 1990. 

Federal Clean Air Act 

The FCAA required the USEPA to establish NAAQS, and also set deadlines for their attainment. Two 
types of NAAQS have been established: primary standards, which protect public health, and secondary 
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standards, which protect public welfare from non-health-related adverse effects, such as visibility 
restrictions. NAAQS are summarized in Table 3.2-1. 

National Emission Standards for Hazardous Air Pollutants 

Pursuant to the FCAA of 1970, the USEPA established the NESHAPs. These are technology-based 
source-specific regulations that limit allowable emissions of HAPs. Among these sources include 
asbestos-containing building materials (ACBMs). NESHAPs include requirements pertaining to the 
inspection, notification, handling, and disposal of ACBMs associated with the demolition and renovation of 
structures. 

Non-Road Diesel Rule  

The USEPA has established a series of increasingly strict emissions standards for new off-road diesel 
equipment, on-road diesel trucks, and locomotives. New construction equipment used for the Project, 
including heavy-duty trucks and off-road construction equipment, would be required to comply with the 
emissions standards. 

State 

California Air Resources Board  

The CARB is the agency responsible for coordination and oversight of state and local air pollution control 
programs in California and for implementing the CCAA of 1988. Other CARB duties include monitoring air 
quality (in conjunction with air monitoring networks maintained by air pollution control districts and air 
quality management districts), establishing CAAQS, which in many cases are more stringent than the 
NAAQS, and setting emissions standards for new motor vehicles. The emission standards established for 
motor vehicles differ depending on various factors including the model year, and the type of vehicle, fuel 
and engine used. The CAAQS are summarized in Table 3.2-1. 

California Clean Air Act 

The CCAA requires that all air districts in the state endeavor to achieve and maintain CAAQS for O3, CO, 
SO2, and NO2 by the earliest practical date. The CCAA specifies that districts focus attention on reducing 
the emissions from transportation and area-wide emission sources, and the act provides districts with 
authority to regulate indirect sources. Each district plan is required to either (1) achieve a 5 percent 
annual reduction, averaged over consecutive 3-year periods, in district-wide emissions of each non-
attainment pollutant or its precursors, or (2) to provide for implementation of all feasible measures to 
reduce emissions. Any planning effort for air quality attainment would thus need to consider both state 
and federal planning requirements. 

Assembly Bills 1807 & 2588 - Toxic Air Contaminants 

Within California, TACs are regulated primarily through AB 1807 (Tanner Air Toxics Act) (1983) and AB 
2588 (Air Toxics Hot Spots Information and Assessment Act of 1987). The Tanner Air Toxics Act sets 
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forth a formal procedure for CARB to designate substances as TACs. This includes research, public 
participation, and scientific peer review before CARB designates a substance as a TAC. 

Existing sources of TACs that are subject to the Air Toxics Hot Spots Information and Assessment Act are 
required to: (1) prepare a toxic emissions inventory; (2) prepare a risk assessment if emissions are 
significant; (3) notify the public of significant risk levels; and (4) prepare and implement risk reduction 
measures. 

Assembly Bill 617 

In response to AB 617 (2017), the CARB established the Community Air Protection Program. The 
Community Air Protection Program includes community air monitoring and community emissions 
reduction program’s focus is to reduce exposure in communities most impacted by air pollution. The 
Legislature has appropriated funding to support early actions to address localized air pollution through 
targeted incentive funding to deploy cleaner technologies in these communities, as well as grants to 
support community participation in the AB 617 process. AB 617 also includes new requirements for 
accelerated retrofit of pollution controls on industrial sources, increased penalty fees, and greater 
transparency and availability of air quality and emissions data, which will help advance air pollution 
control efforts throughout the state. 

Regulatory Attainment Designations 

Under the CCAA, CARB is required to designate areas of the state as attainment, nonattainment, or 
unclassified with respect to applicable standards. An “attainment” designation for an area signifies that 
pollutant concentrations did not violate the applicable standard in that area. A “nonattainment” 
designation indicates that a pollutant concentration violated the applicable standard at least once, 
excluding those occasions when a violation was caused by an exceptional event, as defined in the 
criteria. Depending on the frequency and severity of pollutants exceeding applicable standards, the 
nonattainment designation can be further classified as serious nonattainment, severe nonattainment, or 
extreme nonattainment, with extreme nonattainment being the most severe of the classifications. An 
“unclassified” designation signifies that the data does not support either an attainment or nonattainment 
designation. The 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 “does not meet the primary standards,” “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.” However, CARB terminology of attainment, nonattainment, and unclassified is more 
frequently used. The USEPA uses the same sub-categories for nonattainment status: serious, severe, 
and extreme. In 1991, USEPA assigned new nonattainment designations to areas that had previously 
been classified as Group I, II, or III for PM10 based on the likelihood that they would violate national PM10 
standards. All other areas are designated “unclassified.” 
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As noted previously, the Project is in an area designated non-attainment for both the federal and state 
standards for O3 and PM2.5, the state standard for PM10, and the federal standard for lead (SCAQMD 
2016a). 

Low-Emission Vehicle Program 

The CARB first adopted Low-Emission Vehicle (LEV) program standards in 1990. These first LEV 
standards ran from 1994 through 2003. LEV II regulations, running from 2004 through 2010, represent 
continuing progress in emission reductions. As the state’s passenger vehicle fleet continues to grow and 
more sport utility vehicles and pickup trucks are used as passenger cars rather than work vehicles, the 
more stringent LEV II standards were adopted to provide reductions necessary for California to meet 
federally mandated clean air goals outlined in the 1994 State Implementation Plan (SIP). In 2012, CARB 
adopted the LEV III amendments to California’s LEV regulations. These amendments include more 
stringent emission standards for both criteria pollutants and greenhouse gases for new passenger 
vehicles.  

On-Road Heavy-Duty Vehicle Program 

The CARB has adopted standards for emissions from various types of new on-road heavy-duty vehicles. 
Section 1956.8, Title 13, California Code of Regulations contains California’s emission standards for on-
road heavy-duty engines and vehicles, and test procedures. CARB has also adopted programs to reduce 
emissions from in-use heavy-duty vehicles including the Heavy-Duty Diesel Vehicle Idling Reduction 
Program, the Heavy-Duty Diesel In-Use Compliance Program, the Public Bus Fleet Rule and Engine 
Standards, and the School Bus Program and others.  

In addition, the CARB’s Truck and Bus regulation was established to meet federal attainment standards. 
This regulation requires heavy-duty diesel vehicles that operate in California to reduce TAC emissions 
from their exhaust. Diesel exhaust is responsible for 70 percent of the cancer risk from airborne toxics. 
Therefore, as of January 1, 2023, nearly all trucks and buses were required to have 2010 or newer model 
year engines to reduce PM and NOx emissions. To help ensure that the benefits of this regulation are 
achieved, starting in 2020, only vehicles compliant with this regulation were registered by the California 
Department of Motor Vehicles. 

Regional 

SCAG Regional Transportation Plan/Sustainable Communities Strategy 

The SCAG is the designated Metropolitan Planning Organization for the following six counties: Imperial, 
Los Angeles, Orange, Riverside, San Bernardino, and Ventura. The SCAG develops long-range regional 
transportation plans, including sustainable communities strategies pursuant to SB 375, growth forecast 
components, regional transportation improvement programs, regional housing needs allocations, and a 
portion of the SCAQMD air quality plans (SCAG 2023). In April 2024, the SCAG Regional Council 
approved the 2024-2050 RTP/SCS, which is entitled Connect SoCal 2024. Connect SoCal 2024 is a long-
range visioning plan that builds upon and expands land use and transportation strategies to increase 
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mobility options and achieve a more sustainable growth pattern (SCAG 2024). The 2024 RTP/SCS 
supersedes the previous RTP/SCS that was adopted in 2020. 

South Coast Air Quality Management District 

The SCAQMD is the agency primarily responsible for ensuring that NAAQS and CAAQS are not 
exceeded, and the air quality conditions are maintained in the SCAB. Responsibilities of SCAQMD 
include, but not limited to, preparing plans for the attainment of ambient air quality standards, adopting 
and enforcing rules and regulations concerning sources of air pollution, issuing permits for stationary 
sources of air pollution, inspecting stationary sources of air pollution, responding to citizen complaints, 
monitoring ambient air quality and meteorological conditions, and implementing programs and regulations 
required by the FCAA and the CCAA. 

SCAQMD 2022 Air Quality Management Plan 

SCAB is designated as non-attainment for both federal and state standards for O3 and PM2.5, the state 
standard for PM10, and the federal standard for lead. Because the SCAB currently exceeds these NAAQS 
and CAAQS, the SCAQMD is required to implement strategies to reduce pollutant levels to recognized 
acceptable standards. The most recent air plan is the 2022 Air Quality Management Plan (AQMP), 
created in conjunction with the SCAG, CARB, and USEPA to meet federal ozone and PM2.5 standards.  

The 2022 AQMP accounts for projected population growth and predicted future emissions in energy and 
transportation demand, and determined control strategies for the eventual achievement of the NAAQS 
attainment designations. These control strategies are either organized into the SCAQMD rules and 
regulations, or otherwise set forth as formal SCAQMD recommendations to other agencies. The 2022 
AQMP includes policies that are consistent with the SCAQMD and specify review according to the 
recommendations of SCAQMD guidelines. Other policies are aimed at reducing transportation emissions 
and emissions from major stationary sources (SCAQMD 2022). 

SCAQMD Rules and Regulations 

The SCAQMD rules are regulations that may apply to the Project include, but are not limited to, the 
following: 

• Rule 201: Permit to Construct. This rule requires that projects shall obtain a permit to construct 
from the SCAQMD prior to initiating construction activities. 

• Rule 401: Visible Emissions. This rule prohibits discharges of visible air contaminants from any 
single source. 

• Rule 402: Nuisance. This rule prohibits the discharge from any source such quantities of air 
contaminants or other materials which cause injury, detriment, nuisance, or annoyance to any 
considerable number of persons or to the public, or which endanger the comfort, repose, health, 
or safety of any such persons or the public. 
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• Rule 403: Fugitive Dust. The purpose of this rule is to reduce the amount of particulate matter in 
the ambient air as a result of anthropogenic fugitive dust sources by requiring actions to prevent, 
reduce, or mitigate fugitive dust emissions. 

• Rule 1113: Architectural Coatings. This rule is intended to limit the volatile organic compounds 
(VOC) content on architectural coatings used within the SCAQMD. 

• Rule 1403: Asbestos Emissions from Demolition/Renovation Activities: This rule specifies 
work practices to limit asbestos emissions from building demolition and renovation activities. 

Local 

City of Seal Beach General Plan 

The City’s General Plan is a comprehensive long-range general plan for the physical development of the 
City of Seal Beach. The City of Seal Beach prepared their General Plan in September 2003 in order to 
plan for the City’s development. The 2013-2021 Housing Element as well as the updated Housing 
Element include the following goals to promote energy efficiency which would in turn reduce air quality 
emissions (City of Seal Beach 2003, City of Seal Beach 2024). 

Housing Element Update 

The Housing Element Update contains the following goals and policies related to air quality that apply to 
the Project: 

Goal 6: Encourage more efficient energy use in residential developments. 

• Policy 6a: Promote energy conservation through “green building” techniques that reduce water 
consumption, improve energy efficiency and lessen a building’s overall environmental impact. 

• Policy 6b: Promote “smart growth” principles by encouraging compact development in locations 
that provide opportunities for reduced vehicle trips. 

3.2.3 Environmental Impacts 

This section analyzes the Project’s potential to result in significant air quality impacts. When an impact is 
determined to be significant, mitigation measures are identified that would reduce or avoid impacts. 

Methodology and Modeling Parameters 

The California Emissions Estimator Model (CalEEMod) is a statewide land use emissions computer 
model designed to provide a uniform platform for government agencies, land use planners, and 
environmental professionals to quantify potential criteria pollutant and GHG emissions associated with 
both construction and operations from a variety of land use projects. CalEEMod Version 2022.1.1.28 was 
used to estimate construction and operational impacts of the Project. 
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Construction 

Construction emissions were estimated for the most emissions-intensive future development under the 
Project, which is expected to be buildout of Housing Opportunity Site 4 as this site could accommodate 
the most dwelling units. At maximum buildout, Housing Opportunity Site 4 can accommodate 552 high-
density dwelling units at a density of 46 dwelling units per acre. Daily emissions were quantified for the 
construction of Housing Opportunity Site 4 and assessed in comparison to the SCAQMD significance 
thresholds. In addition, a qualitative assessment of construction of all Housing Opportunity Sites and Main 
Street Program is included in the analysis. Detailed model assumptions and inputs for these calculations 
can be found in Appendix B. 

Operations 

Operational emissions associated with the Project were estimated for the year 2029, estimated buildout of 
the Project, using CalEEMod and compared to the SCAQMD thresholds of significance. The trip 
generation rate for each land use was updated to be consistent with the Project-specific VMT 
Assessment prepared by Stantec Consulting Services, and the trip lengths and purposes were left as 
CalEEMod defaults. Detailed model assumptions and inputs for these calculations can be found in 
Appendix B. 

Thresholds of Significance 

Pursuant to Section 15064(b) of the CEQA Guidelines, the final determination of whether a project is 
significant is within the purview of the Lead Agency. The SCAQMD has adopted mass daily thresholds of 
significance for NOx, VOC, PM10, PM2.5, SOx, CO, and Pb to determine the significance of a project’s 
potential air quality impacts. In developing thresholds of significance for air pollutants, SCAQMD 
considered the emission levels for which a project’s individual emissions would be cumulatively 
considerable. Therefore, if a project’s emissions exceed thresholds of significance, then the Project would 
be expected to result in a cumulatively considered net increase of any criteria air pollutant. Table 3.24, 
below, presents the mass daily thresholds applied to the Project and used for purposes of this analysis.  

Table 3.2-4: SCAQMD Air Quality Significance Thresholds 

Mass Emissions Thresholds 
Emissions (lbs/day) 

VOC NOX CO SOX PM10 PM2.5 Pb 

Construction 75 100 550 150 150 55 3 

Operation 55 55 550 150 150 55 3 
Notes: N/A = not applicable 
Source: SCAQMD 1993. 

In accordance with the current CEQA Guidelines Appendix G Environmental Checklist, the following 
questions were analyzed and evaluated to determine whether air quality impacts are significant. 

Would the Project: 

• Conflict with or obstruct implementation of the applicable air quality plan? 
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• Result in a cumulatively considerable net increase of any criteria pollutant for which the project 
region is non-attainment under an applicable federal or state ambient air quality standard? 

• Expose sensitive receptors to substantial pollutant concentrations? 

• Result in other emissions (such as those leading to odors) affecting a substantial number of 
people? 

Impact Analysis and Mitigation Measures 

Air Quality Plan 
Impact AQ-1 The Project would conflict with or obstruct implementation of the applicable air 

quality plan. 

Impact Analysis  

Air districts are required to prepare air quality plans to identify strategies to bring regional emissions into 
compliance with federal and state air quality standards. As noted previously, the SCAB is designated as a 
non-attainment area for both the federal and state standards for O3 and PM2.5, the state standard for 
PM10, and the federal standard for lead (SCAQMD 2016a). Accordingly, SCAQMD, in collaboration with 
CARB and SCAG, has prepared air quality plans, including the 2022 AQMP, to achieve attainment of the 
applicable ozone and PM standards. The SCAG’s RTP/SCS, Connect SoCal 2024, is also considered an 
applicable air quality plan. Project consistency with Connect SoCal 2024 is evaluated in Section 3.7, 
Greenhouse Gas Emissions, of this EIR. 

The 2022 AQMP was adopted in December 2022 and represents the most updated regional blueprint for 
achieving the federal air quality standards and minimizing public health concerns related to air quality. 
The 2022 AQMP particularly focuses on attainment of the 2015 8-hour ozone NAAQS. The Project would 
be considered to conflict with the 2022 AQMP if it would: 

1. Contribute to exceedances and/or delay attainment of the ozone standards; 

2. Result in an exceedance of the planned growth within the project area; or 

3. Interfere with implementation of the ozone reduction measures established in the AQMP. 

With regard to Item 1, air districts establish emissions thresholds to demonstrate the point at which a 
project would be considered to increase the regional air quality violations. As described in further detail 
under Impact AIR-2, construction and operations of the residential development facilitated by the Project 
is anticipated to exceed the threshold of significance established by the SCAQMD for VOC emissions 
even with implementation of Mitigation Measures AQ-1 and AQ-2. VOC is an ozone precursor and, by 
exceeding the VOC threshold of significance, cumulative buildout of the Project may delay attainment of 
the ozone AAQS.  

With regard to Item 2, the population projections in the SCAQMD’s 2022 AQMP are based on the regional 
growth projections included in the SCAG’s 2020 RTP/SCS (SCAQMD 2022). According to the 
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Demographics and Growth Forecast Technical Report prepared for the 2020 RTP/SCS, the City of Seal 
Beach housing stock is projected to grow from 13,100 households in 2016 to 13,300 households in 2045 
(SCAG 2020). The City’s household growth projected in the 2020 RTP/SCS (200 households), and 
therefore in the 2022 AQMP, is less than what is planned in the Housing Element Update, which plan for 
up to 1,339 new dwelling units by 2029 to accommodate its RHNA allocation of 1,243 units. However, the 
assumed residential development potential of the Housing Element Update is developed using 
conservative assumptions that would develop the Housing Opportunity Sites at below the maximum 
allowable density. For the purposes of analysis contained in this Draft EIR, the City wishes to analyze a 
more intense level of development so that potential impacts resulting from projects that might propose 
maximum developable densities are considered as part of this EIR. Therefore, the analysis contained 
herein assumed buildout under the Project (Housing Opportunity Sites and Main Street Program) and the 
residential component of the ORCC Specific Plan Project to result in the potential for 1,773 new dwelling 
units. Implementation of the Project would result in household and population growth that exceeds the 
projections in the 2022 AQMP and, as a result, the Project is expected to result in emissions that are 
higher than what was planned for the City in the 2022 AQMP. 

With regard to Item 3, the 2022 AQMP notes that attaining the 2015 8-hour ozone standard by 2037 will 
require both continuation and acceleration of existing ozone reduction strategies, as well as deployment 
of new strategies. Proposed measures to reduce ozone include stationary and mobile source NOx 
reduction strategies, supplemented by strategic VOC emission reductions. The following ozone reduction 
measures identified in the 2022 AQMP are relevant to residential land uses:   

• R-CMB-01: Emission Reductions from Replacement with Zero Emission or Low NOx Appliances 
– Residential Water Heating  

• R-CMB-02: Emission Reductions from Replacement with Zero Emission or Low NOx Appliances 
– Residential Space Heating  

• R-CMB-03: Emissions Reductions from Residential Cooking Devices  

• R-CMB-04: Emission Reductions from Replacement with Zero Emission or Low NOx Appliances 
– Residential Other Combustion Sources  

• CTS-01: Further Emission Reductions from Coatings, Solvents, Adhesives, and Lubricants 

Each of the foregoing measures are intended for implementation at the local or regional government 
level, rather than the project level. For example, the 2022 AQMP notes that each measure shall be 
implemented by (1) adopting a new rule to require compliance and (2) offering incentive funds to facilitate 
adoption of low-emissions technologies. Because the measures are not directly applicable to the Project, 
development facilitated under the Project would not interfere with implementation of the air quality 
improvement strategies established in the AQMP. 

This EIR includes a discussion of the residential component of the ORCC Specific Plan Project based on 
the site location and proposed buildout of the 167 dwelling units that are included within the City’s site 
inventory to meet its RHNA requirements. The residential components of the ORCC Specific Plan Project 
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would increase the total dwelling units to 1,773 and would further increase the Project’s household and 
population growth that exceeds the projections in the 2022 AQMP. Additionally, the impacts from 
construction of a larger residential development were evaluated within Table 3.2-5 below. Additionally, 
operational impacts from the total 1,773 units were evaluated within Table 3.2-6 and 3.2-7. Emissions 
were found to exceed thresholds and therefore, the 167 dwelling units proposed under the ORCC 
Specific Plan Project were considered within the analysis of this Project. Specific impact findings 
associated with the development of the ORCC Specific Plan Project are being evaluated in a standalone 
EIR. 

Conclusion 

Because the Project could contribute to a delay in attainment of the ozone AAQS and would result in an 
exceedance of the planned growth within the City, the Project could conflict with or obstruct 
implementation of the applicable air quality plan. Even with the implementation of mitigation, the impact 
remains significant and unavoidable.  

Level of Significance Before Mitigation 
Potentially Significant Impact. 

Mitigation Measures 

MM AQ-1: Quantify Construction Criteria Pollutant Emissions. Prior to discretionary approval by 
the City for development projects subject to California Environmental Quality Act (CEQA) 
review, project applicants shall prepare and submit a technical air quality assessment 
estimating project construction-related criteria pollutant emissions to the City for review 
and approval. The evaluation shall be prepared in accordance with South Coast Air 
Quality Management District (SCAQMD) guidance. If construction-related criteria 
pollutant emissions are determined to have the potential to exceed the SCAQMD regional 
and localized thresholds of significance, emission reduction measures shall be 
incorporated into the project to the maximum extent feasible, subject to the discretion of 
the City. Acceptable options for reducing emissions may include: 

• Using construction equipment rated by the United States Environmental Protection 
Agency as having Tier 4 emission limits for engines above 50 horsepower. 

• Require all paints and architectural coatings to be super-compliant volatile organic 
compounds (VOC) content (0 grams/Liter [g/L] to 10 g/L). If VOC emissions still 
exceed thresholds, then the applicant may elect to prohibit architectural coating 
activities during summer months (June, July, and August) when ozone formation 
peaks. 

Regardless of the results of the emissions modeling, the following best practices shall be 
implemented throughout the duration of all construction activity: 

• All off-road equipment operating at the construction site must be maintained in proper 
working condition according to manufacturers’ specifications.  
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https://sealbeachpd.com/wp-content/uploads/2020/02/Evacuation-Plan-2018.pdf
https://sealbeachpd.com/wp-content/uploads/2020/02/Evacuation-Plan-2018.pdf
https://www.sealbeachca.gov/Portals/0/Documents/Public%20Works/Seal%20Beach%202020%20UWMP%20FINAL%20DRAFT-2021.05.27.pdf?ver=2021-06-01-161424-263
https://www.sealbeachca.gov/Portals/0/Documents/Public%20Works/Seal%20Beach%202020%20UWMP%20FINAL%20DRAFT-2021.05.27.pdf?ver=2021-06-01-161424-263
https://msc.fema.gov/portal/search?AddressQuery=Seal%20Beach%2C%20California
https://www.fema.gov/blog/fema-flood-maps-and-zones-explained
https://www.fema.gov/blog/fema-flood-maps-and-zones-explained


https://wuedata.water.ca.gov/getfile?filename=/public%2Fuwmp_attachments%2F1441205680%2FGSWC-West%20Orange%202020%20UWMP%20Final.pdf
https://wuedata.water.ca.gov/getfile?filename=/public%2Fuwmp_attachments%2F1441205680%2FGSWC-West%20Orange%202020%20UWMP%20Final.pdf
https://www.ocwd.com/wp-content/uploads/groundwatermanagementplan2015update_20150624.pdf.%20Accessed%20October%202024
https://www.ocwd.com/wp-content/uploads/groundwatermanagementplan2015update_20150624.pdf.%20Accessed%20October%202024
https://www.ocwd.com/wp-content/uploads/groundwatermanagementplan2015update_20150624.pdf.%20Accessed%20October%202024






















































































































































































































































































https://files.ceqanet.opr.ca.gov/281692-3/attachment/VLJG0qJs5Z4kjxubCrGFsP1owcztXZS4t5bFT6Sj0UsvHq-_UtkBNAhO0oLXp5XH9dhlj4wXQvcejRsM0
https://files.ceqanet.opr.ca.gov/281692-3/attachment/VLJG0qJs5Z4kjxubCrGFsP1owcztXZS4t5bFT6Sj0UsvHq-_UtkBNAhO0oLXp5XH9dhlj4wXQvcejRsM0
https://files.ceqanet.opr.ca.gov/281692-3/attachment/VLJG0qJs5Z4kjxubCrGFsP1owcztXZS4t5bFT6Sj0UsvHq-_UtkBNAhO0oLXp5XH9dhlj4wXQvcejRsM0
https://www.sealbeachca.gov/Portals/0/Documents/Attachment%208%20Section%201%20Executive%20Summary.pdf#:%7E:text=The%20objective%20of%20this%20Master%20Plan%20of%20Drainage,facilities%20in%20an%20efficient%20and%20cost%20effective%20manner
https://www.sealbeachca.gov/Portals/0/Documents/Attachment%208%20Section%201%20Executive%20Summary.pdf#:%7E:text=The%20objective%20of%20this%20Master%20Plan%20of%20Drainage,facilities%20in%20an%20efficient%20and%20cost%20effective%20manner
https://www.sealbeachca.gov/Portals/0/Documents/Attachment%208%20Section%201%20Executive%20Summary.pdf#:%7E:text=The%20objective%20of%20this%20Master%20Plan%20of%20Drainage,facilities%20in%20an%20efficient%20and%20cost%20effective%20manner
https://www.sealbeachca.gov/Portals/0/Documents/Draft%202018%20Sewer%20Master%20Plan.pdf
https://www.sealbeachca.gov/Portals/0/Documents/Draft%202018%20Sewer%20Master%20Plan.pdf
https://www.sealbeachca.gov/Portals/0/Documents/Public%20Works/Seal%20Beach%202020%20UWMP%20FINAL%20DRAFT%2006102021.pdf?ver=2021-06-10-151133-793


https://www.sealbeachca.gov/Portals/0/Documents/Public%20Works/Seal%20Beach%202020%20UWMP%20FINAL%20DRAFT%2006102021.pdf?ver=2021-06-10-151133-793
https://www.socalgas.com/sites/default/files/2024-08/2024-California-Gas-Report-Final.pdf
https://www.energy.ca.gov/data-reports/energy-almanac/california-electricity-data/california-energy-consumption-dashboards-0
https://www.energy.ca.gov/data-reports/energy-almanac/california-electricity-data/california-energy-consumption-dashboards-0
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https://wuedata.water.ca.gov/getfile?filename=/public%2Fuwmp_attachments%2F1441205680%2FGSWC-West%20Orange%202020%20UWMP%20Final.pdf
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https://www.ocsan.gov/wp-content/uploads/2024/10/Facts-and-Key-Statistics.pdf
https://rossmoorlosalamitossd.specialdistrict.org/files/c46d787ec/RLASD+SewerMasterPlan+Report.pdf
https://rossmoorlosalamitossd.specialdistrict.org/files/c46d787ec/RLASD+SewerMasterPlan+Report.pdf
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