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May 25, 2022 
 
Kristofer Golder 
Director of Development 
DJM Capital 
6801 Hollywood Blvd., Suite 170 
Los Angeles, CA 90028   
 
Subject:  Comparison of 2022 Air Quality and Greenhouse Gas Technical Report to 2010 Addendum Air 
Quality Section and 2008 Air Quality Section  
 
Mr. Golder: 
 
ICF has prepared the following comparative assessment of the air quality analyses contained within the 
2022 Air Quality and Greenhouse Gas Technical Report for the Bella Terra Residential Project (ICF, 
February 2022); the 2010 Draft Addendum to the Village at Bella Terra Environmental Impact Report 
(City of Huntington Beach, August 2010); and the 2008 Village at Bella Terra Environmental Impact 
Report (City of Huntington Beach, July 2008). The 2008 Environmental Impact Report; 2010 Draft 
Addendum; and 2022 Air Quality and Greenhouse Gas Technical Report each included different 
thresholds of significance and mitigation measures. The following summarizes the air quality and 
greenhouse gas impacts, as well as the associated mitigation measures included in each document. 

Air Quality Impact Analysis  
Air pollutant emissions would occur from both construction and operation of the new mixed-use 
development at the project site. The project’s construction activities would generate temporary air 
pollutant emissions from the use of off-road mobile equipment and combustion-powered tools at the 
project site as well as construction-related worker, vendor truck, and haul truck trips traveling to and 
from the project site. Once constructed, air pollutant emissions would result from operations of the new 
mixed-use development, which includes mobile-, energy- and area-source emissions. The change in air 
pollutant emissions generated by the project relative to baseline conditions has been estimated and 
compared with the applicable air quality thresholds of significance recommended by the South Coast Air 
Quality Management District (SCAQMD). 

The project site is located within the existing Bella Terra Shopping Center. The project would demolish 
the existing 149,001 square feet (sf) occupied by Burlington Coat Factory and adjacent 33,331-sf retail 
commercial building and replacing it with a mixed-use development consisting of approximately 300 
multi-family residential units and 25,029 sf of new retail and restaurant uses, on-site parking spaces for 
residents, off-site parking spaces for residential guests, retail and restaurant parking spaces, and 
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associated hardscape, landscaping, and related improvements with an overall proposed residential and 
commercial floor area of 352,461 sf and 40,449 sf (includes 15,449 sf of existing retail pads), 
respectively. The project is expected to be constructed and fully occupied by the Year 2025. 

The following thresholds of significance provide a set of topics that address the project impacts with 
regard to air quality: 1) Conflict with or obstruct implementation of the applicable air quality plan; 2) 
Result in a cumulatively considerable net increase in any criteria pollutant for which the project region is 
a nonattainment area with respect to the applicable federal or state ambient air quality standard; 3) 
Expose sensitive receptors to substantial pollutant concentrations; and 4) Result in other emissions, 
such as those leading to odors adversely affecting a substantial number of people. This section 
addresses the project’s impacts in relation to these thresholds and compares the current impacts to 
those previously identified in the 2010 Draft Addendum and 2008 EIR.  

Would the project conflict with or obstruct implementation of the applicable air quality 
plan?  
The SCAQMD recommends that, when determining whether a project is consistent with the current 
AQMP, a lead agency must assess: (1) whether the project would directly obstruct implementation of 
the plan through an increase in the frequency or severity of existing air quality violations, or cause or 
contribute to, new violations, or delay timely attainment of air quality standards, and (2) whether it is 
consistent with the demographic and economic assumptions (typically land use related, such as 
resultant employment or residential units) upon which the plan is based. 

2022 Air Quality and Greenhouse Gas Technical Report 
Construction and Operations 
As described in the 2022 Air Quality and Greenhouse Gas Technical Report, the current project would 
not obstruct implementation of the 2016 SCAQMD Air Quality Management Plan (AQMP) because 
emissions resulting from its construction and operation would not exceed SCAQMD’s regional mass 
emissions thresholds and local significance thresholds (LSTs). The project is also consistent with the 
AQMP in that the project has incorporated control strategies set forth in the AQMP for achieving Basin-
wide emission reduction goals and the project is consistent with the demographic and economic 
assumptions upon which the plan is based. 

2010 Draft Addendum 
Construction and Operations 
The revised project described in the 2010 Draft Addendum would provide new sources of regional air 
emissions, but would not impair implementation of the 2007 SCAQMD AQMP, resulting in a less-than-
significant impact.  
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2008 EIR 
Construction and Operations 
The initial project described in the 2008 EIR would provide new sources of regional air emissions, but 
would not impair implementation of the 2007 SCAQMD AQMP, resulting in a less-than-significant 
impact.  

Would the project result in a cumulatively considerable net increase in any criteria 
pollutant for which the project region is a nonattainment area with respect to the 
applicable federal or state ambient air quality standard?  
2022 Air Quality and Greenhouse Gas Technical Report 
Construction 
The maximum level of daily unmitigated construction emissions generated by the current project would 
not exceed SCAQMD’s daily significance thresholds for any criteria pollutants during the construction 
phases. The 2010 Draft Addendum required mitigation measures MM4.2-1 and MM4.2-2, which are 
defined in Attachment A, to reduce the construction impacts to below a level of significance. As there 
are no exceedances of the SCAQMD’s daily significance thresholds associated with the proposed project, 
MM4.2-1 and MM4.2-2 have been omitted from the 2022 Air Quality and Greenhouse Gas Technical 
Report. However, while not required to reduce the project’s regional criteria pollutant construction 
emissions, the proposed project would need to incorporate Mitigation Measure AQ-1 in order to reduce 
construction diesel particulate matter (DPM) emissions at the nearest sensitive receptors. Mitigation 
measure AQ-1 requires that all off-road diesel-powered equipment greater than 50 horsepower used 
during construction is equipped with EPA-approved Tier 4 Final engines or are electric to reduce DPM 
emissions. 

Operations 
During the operational phase, the project would result in long-term regional emissions of criteria air 
pollutants and ozone precursors that would be below SCAQMD’s regional thresholds and operational 
impacts would be less than significant. This conclusion is a lesser impact than the significance 
determination included in the 2010 Draft Addendum. The 2010 Draft Addendum required mitigation 
measures MM4.2-3 through MM4.2-8, which are defined in Attachment A, to reduce the operational 
impacts to below a level of significance. As there are no exceedances of the SCAQMD’s daily significance 
thresholds associated with the proposed project, MM4.2-3 through MM4.2-8 have been omitted from 
the 2022 Air Quality and Greenhouse Gas Technical Report. Further, the existing commercial uses at the 
site generate approximately 4,664 average daily trips (ADTs), and the proposed project would generate 
approximately 2,028 ADTs. As such, the proposed project would reduce mobile trips to and from the 
project site by approximately 2,636 ADTs. 
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2010 Draft Addendum 
Construction 
Maximum construction activities associated with the revised project could generate emissions that 
exceed SCAQMD thresholds. Code requirements CR4.2-1 through CR4.2-5, described in the Attachment 
A, and project design features were identified to reduce this impact to a less-than-significant level. 
Incorporation of mitigation measures MM4.2-1 and MM4.2-2, also described in the Attachment A, 
would further reduce the less-than-significant impact level. 

Operations 
Operation of the revised project could generate emissions that exceed SCAQMD thresholds. Mitigation 
measure MM4.2-3 and MM4.2-4 as well as enhanced mitigation measures MM4.2-5 through MM4.2-8, 
described in Attachment A, would reduce this impact, but not to levels below significance. Impacts 
would be significant and unavoidable.  

In addition, because the mitigated operational emissions associated with the revised project would 
exceed SCAQMD thresholds, the revised project would result in a cumulatively considerable impact for 
operational emissions, similar to the 2008 EIR. Thus, the revised project would also result in a 
cumulatively considerable net increase of these criteria pollutants for which the project region is in non-
attainment under an applicable federal or state ambient air quality standard. 

2008 EIR 
Construction 
Maximum construction activities associated with the initial project could generate emissions that 
exceed SCAQMD thresholds. Code requirements CR4.2-1 through CR4.2-5 and mitigation measures 
MM4.2-1 and MM4.2-2, described in Attachment A, were identified to reduce this impact, but not to 
levels below significance. Impacts would be significant and unavoidable. 

In addition, because the mitigated construction emissions associated with the initial project would 
exceed SCAQMD thresholds, the revised project would result in a cumulatively considerable impact for 
construction emissions.  

Operations 
Operation of the initial project could generate emissions that exceed SCAQMD thresholds. Mitigation 
measure MM4.2-3, described in Attachment A, was identified to reduce this impact, but not to levels 
below significance. Impacts would be significant and unavoidable.  

In addition, because the mitigated operational emissions associated with the initial project would 
exceed SCAQMD thresholds, the revised project would result in a cumulatively considerable impact for 
operational emissions. 
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Would the project expose sensitive receptors to substantial pollutant concentrations? 
2022 Air Quality and Greenhouse Gas Technical Report 
Construction 
Daily unmitigated emissions generated on-site by construction of the project would not exceed any of 
the applicable SCAQMD LSTs for a nearby sensitive receptor over the course of the entire construction 
schedule. This conclusion is consistent with the significance determination included in the 2010 Draft 
Addendum. 

A health risk assessment (HRA) was performed to determine the health risks at the nearest sensitive 
receptor due to DPM emissions during the construction phases. The unmitigated construction DPM 
emissions would cause a health risk impact at the nearest sensitive receptor that would exceed the 
SCAQMD 10 in a million threshold; however, with implementation of Mitigation Measure AQ-1, 
described previously, the nearest sensitive receptor would not incur a health risk impact that exceeds 
the 10 in a million threshold. Thus, the project’s construction activities would not result in a significant 
increase in health risks at nearby sensitive receptors with mitigation incorporated. 

Operations 
Daily operational emissions generated on-site would also not exceed SCAQMD’s applicable operational 
LSTs for a nearby sensitive receptor. This conclusion is also consistent with the significance 
determination included in the 2010 Draft Addendum. Because the project’s localized construction and 
operational emissions would not exceed the applicable SCAQMD LSTs, the project would not cause or 
contribute to a violation of any health-protective California Ambient Air Quality Standards (CAAQS) and 
National Ambient Air Quality Standards (NAAQS). 

In addition, since the proposed project would reduce mobile trips to and from the project site by 
approximately 2,636 ADTs, the proposed project would help reduce potential carbon monoxide (CO) hot 
spots at existing roadway intersections and impacts would be less than significant. This conclusion is 
consistent with the significance determination included in the 2010 Draft Addendum. 

2010 Draft Addendum 
Construction 
Construction activities associated with implementation of the revised project would generate emissions 
that could result in exceedance of localized significance thresholds of CO, Nitrogen Dioxide (NO2), 
particulate matter of 10 micrometers or less in diameter (PM10), and particulate matter of 2.5 
micrometers or less in diameter (PM2.5) established by the SCAQMD. With the incorporation of code 
requirements CR4.2-1 through CR4.2-5, project design features, and mitigation measures MM4.2-1 and 
MM4.2-2, which are defined in Attachment A, the revised project would result in a less-than-significant 
impact for all pollutants of concern. This impact determination is a lesser impact than the initial project. 
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Operations 
Implementation of the revised project would generate increased local traffic volumes, but would not 
cause localized CO concentrations at nearby intersections at nearby intersections to exceed national or 
state standards. This impact is less than significant. 

Operational activities resulting from implementation of the gas station associated with the revised 
project would generate emissions that could result in unacceptable levels of cancer and health risks. 
Modeling for impacts from benzene emissions indicate that the associated health and cancer risks 
resulting from the revised project are less than significant. 

2008 EIR 
Construction 
Construction activities associated with implementation of the revised project would generate emissions 
that could result in exceedance of localized significance thresholds of CO, NO2, PM10, and PM2.5 
established by the SCAQMD, and, therefore, could expose sensitive receptors to substantial pollutant 
concentrations. Code requirements CR4.2-1 through CR4.2-5 and mitigation measures MM4.2-1 and 
MM4.2-2, which are defined in Attachment A, were identified to reduce this impact, but not to levels 
below significance. Impacts would be significant and unavoidable. 

Operations 
Implementation of the revised project would generate increased local traffic volumes, but would not 
cause localized CO concentrations at nearby intersections at nearby intersections to exceed national or 
state standards. This impact is less than significant. 

Would the project result in other emissions, such as those leading to odors adversely 
affecting a substantial number of people? 
According to the 2022 Air Quality and Greenhouse Gas Technical Report, land uses associated with odor 
complaints typically include agricultural uses, wastewater treatment facilities, food processing plants, 
chemical plants, composting areas, refineries, landfills, dairies, and fiberglass molding facilities. The 
project, which is a mixed-use development that consists of multi-family residential and commercial uses, 
includes none of these land uses. Thus, operation of the project is not expected to result in 
objectionable odors for the neighboring uses and would not adversely affect a substantial number of 
people. Similar determinations were made in the 2010 Draft Addendum and 2008 EIR. 

Greenhouse Gas and Climate Change Impact Analysis  
Project related activities would result in short-term and long-term generation of greenhouse gas (GHG) 
emissions during construction and operation. The GHGs that were quantitatively estimated for the 
project include carbon dioxide (CO2), methane (CH4), and nitrous oxide (N2O). Carbon dioxide equivalent 
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(CO2e) emissions were then calculated using the global warming potential (GWP) of each of these 
pollutants.  

CEQA Guidelines provides two screening questions that are intended to assist lead agencies when 
assessing a project’s potential impacts regarding GHG emissions, as follows: 1) Would the project 
generate GHG emissions, either directly or indirectly, that may have a significant impact on the 
environment; and 2) Would the project conflict with an applicable plan, policy, or regulation adopted for 
the purpose of reducing the emissions of GHGs. These two screening questions are used as criteria to 
compare the project impacts associated with the 2022 Air Quality and Greenhouse Gas Technical 
Report, the 2010 Draft Addendum, and the 2008 EIR. 

Would the project generate GHG emissions, either directly or indirectly, that may have a 
significant impact on the environment?  
2022 Air Quality and Greenhouse Gas Technical Report 
Construction 
The project’s construction emissions are considered part of the total GHG emissions from the project 
lifecycle, which also includes GHG emissions during operations. In accordance with SCAQMD guidance, 
the project’s construction emissions are amortized over a 30-year period to produce an additional 37 
metric tons of CO2e (MTCO2e) per year, which is combined with the project’s annual operational GHG 
emissions. 

Operations 
Existing commercial GHG emissions at the site were quantified and subtracted from the proposed 
project GHG emissions to calculate the net-new GHG emissions. Including the amortized construction 
emissions of 37 MTCO2e per year, the proposed projects GHG emissions are estimated to be 3,249 
MTCO2e per year. However, considering the existing commercial GHG emissions at the site of 3,660 
MTCO2e per year, the project emissions are estimated to be a net reduction of 411 MTCO2e per year. 
Thus, the proposed project would greatly reduce annual GHG emissions when compared to the existing 
commercial uses and produce a less-than-significant impact on the environment. In addition, the 
proposed project would help the City of Huntington Beach and the State of California meet the SB 32 
goal of reducing GHG emissions by 40 percent compared to 1990 level by 2030. 

2010 Draft Addendum 
Construction 
In accordance with SCAQMD guidance, the project’s construction emissions were amortized over a 30-
year period to produce an additional 86 MTCO2e per year, which is combined with the project’s annual 
operational GHG emissions. 
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Operations 
Implementation of the revised project would have the potential to contribute substantial emissions of 
greenhouse gases. However, with the incorporation of mitigation measures MM4.2-6 through MM4.2-
14, defined in Attachment A, impacts of the revised project would result in a less-than significant 
impact. 

Mitigated GHG emissions of the construction and operational phases of the revised project were 
estimated to be 8,405 MTCO2e per year, which reflects a 30.34 percent reduction from business as usual 
(BAU) levels.  

2008 EIR 
Construction and Operations 
The initial project’s GHG emissions were estimated to be between 18,370 MTCO2e per year (Project 
Option 1) to 35,611 MTCO2e per year (Project Option 2). Both Option 1 and Option 2 were anticipated to 
have a less-than-significant-impact on climate change. 

The initial project would be required to comply with the CAPCOA Mitigation Measures, California 
Climate Action Taskforce (CAT) Recommendations, and California Attorney General Strategies, which are 
described in Attachment B.  

Would the project conflict with an applicable plan, policy, or regulation adopted for the 
purpose of reducing the emissions of GHGs? 
2022 Air Quality and Greenhouse Gas Technical Report 
Construction and Operations 
The GHG emission reductions resulting from implementation of the project would be consistent with the 
goals of the 2017 Scoping Plan, SB 375, the 2020-2045 RTP/SCS, and the City of Huntington Beach’s 
Greenhouse Gas Reduction Program. Accordingly, impacts related to conflict with an applicable plan, 
policy, or regulation adopted for the purpose of reducing GHG emissions would be less than significant. 
This conclusion is consistent with the significance determination included in the 2010 Draft Addendum. 

2010 Draft Addendum 
Construction and Operations 
The GHG emissions of the revised project would have the potential to conflict with the implementation 
of AB 32. However, with the incorporation of mitigation measures MM4.2-6 through MM4.2-14, impacts 
of the revised project will be less than significant.  
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2008 EIR 
Construction and Operations 
The GHG emissions of the revised project would have the potential to conflict with the implementation 
of AB 32. However, with the incorporation of mitigation measures identified in Table 4.2-21 and Table 
4.2-22 of Attachment B, which includes: CAPCOA Mitigation Measures, California Climate Action 
Taskforce (CAT) Recommendations, and California Attorney General Strategies, impacts would be 
reduced to a less-than-significant level.  

Comparison 
Table A summarizes the level of significance after mitigation for the 2008 EIR, 2010 Draft Addendum and 
the 2022 Air Quality and Greenhouse Gas Technical Report. As shown, the potential air quality and 
greenhouse gas impacts will remain less than significant under the project described in the 2022 Air 
Quality and Greenhouse Gas Technical Report. In cases where the air quality or greenhouse gas impact 
was “Less than Significant” for one specific factor, but “Potentially Significant” or “Significant and 
Unavoidable” for another factor, the “Potentially Significant” or “Significant and Unavoidable” 
determination is listed. 

The following air quality and greenhouse gas thresholds of significance are summarized in Table A: 

AQ-1  Conflict with or obstruct implementation of the applicable air quality plan 

AQ-2 Result in a cumulatively considerable net increase in any criteria pollutant for which the 
project region is a nonattainment area with respect to the applicable federal or state 
ambient air quality standard 

AQ-3  Expose sensitive receptors to substantial pollutant concentrations  

AQ-4 Result in other emissions, such as those leading to odors adversely affecting a 
substantial number of people 

GHG-1 Generate GHG emissions, either directly or indirectly, that may have a significant impact 
on the environment 

GHG-2 Conflict with an applicable plan, policy, or regulation adopted for the purpose of 
reducing the emissions of GHGs 
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Table A. Summary of Significance Changes 

Impact Before Mitigation Mitigation Measures After Mitigation 

AQ-1: 2008 EIR Less Than Significant None Less Than Significant 
AQ-1: 2010 
Addendum Less Than Significant None Less Than Significant 

AQ-1: 2022 Tech 
Report Less Than Significant None Less Than Significant 

AQ-2: 2008 EIR Potentially Significant 
CR4.2-1 through 

CR4.2-5 and MM4.2-1 
through MM4.2-2 

Significant and Unavoidable 

AQ-2: 2010 
Addendum Significant and Unavoidable 

CR4.2-1 through 
CR4.2-5 and MM4.2-1 

through MM4.2-8 
Significant and Unavoidable 

AQ-2: 2022 Tech 
Report Less Than Significant None Less Than Significant 

AQ-3: 2008 EIR Potentially Significant 
CR4.2-1 through 

CR4.2-5 and MM4.2-1 
through MM4.2-2 

Significant and Unavoidable 

AQ-3: 2010 
Addendum Less than Significant None Less Than Significant 

AQ-3: 2022 Tech 
Report Potentially Significant MM-AQ-1 Less Than Significant 

AQ-4: 2008 EIR Less Than Significant None Less Than Significant 
AQ-4: 2010 
Addendum Less Than Significant None Less Than Significant 

AQ-4: 2022 Tech 
Report Less Than Significant None Less Than Significant 

GHG-1: 2008 EIR Less Than Significant None Less Than Significant 
GHG-1: 2010 
Addendum Less than Significant MM4.2-9 through 

MM4.2-14 Less Than Significant 

GHG-1: 2022 
Tech Report Less Than Significant None Less Than Significant 

GHG-2: 2008 EIR Less Than Significant See Table 4.2-21 and 
Table 4.2-22 Less Than Significant 

GHG-2: 2010 
Addendum Less Than Significant No Additional Less Than Significant 

GHG-2: 2022 
Tech Report Less Than Significant None Less Than Significant 
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4.2 Air Quality 

landscaping improvements and paving activities. Construction is anticipated to be conducted in two 
stages. Stage 1 includes demolition and the construction of Phase 1 (the Costco development), and 
Stage 2 includes the construction of Phases 2 through 4 (the residential and additional retail 
development). Construction of Stages 1 and 2 would be substantially independent of one another. For a 
conservative analysis it was assumed that construction of Phase 1 would begin in 2010 with Phases 2 
through 4 beginning within a month of completion of Phase 1. 

The following standard code requirements (CR) (CR4.2-1 through CR4.2-5 in the previous EIR) shall be 
implemented, prior to issuance of any grading permit as part of the construction of the revised project to 
improve air quality emissions generated by construction activities. 

CR5.2-1 

CR5.2-2 

CR5.2-3 

CR5.24 

CR5.2-5 

Prior to issuance ef a'!Y gradingpmnit, the name and phone number ef the contractor's superintendent 
hired by the Applicant shall be submitted to the Departments ef Planning and Public Works. In 
addition, clearfy visible signs shall be posted on the perimeter ef the site every 250 feet indicating 1vho 
shall be contacted for information regarding this development and a'!Y constrttction/ grading-related 
concerns. This contact person shall be available immediatefy to address a'!Y concerns or issues raised by 
a4Jacent properry owners during the constmction activity. S / he ,vii/ be responsible for ensuring 
compliance ivith the conditions herein, specificalfy, grading activities, tmck routes, constmction hours, 
noise, etc. Signs shall include the Applicant's contact number regarding grading and constmction 
activities, and "1-800-CUTSMOG" in the event there are concerns regarding fugitive dust and 
comphance ivith SCA.OMV Ride No. 403. 

Prior to issuance ef a'!) grading permit, the Applicant shall notify all properry owners and tenants 
within 300 feet ef the perimeter ef the properry ef a tentative grading schedule at least 30 dqys prior to 
such grading. 

Prior to issuance ef a'!) grading permit or surcharge activities, the Applicant shall demonstrate that 
the grading/ erosion control plan ,vii/ abide by the provisions ef SCA.OMV 's Rule 403 as related to 
fugitive dust control. 

Prior to issuance ef a'!Y grading permit, ivind barriers shall be installed along the perimeter ef the site 
and/ or around areas being graded. 

As required by SCA.OMV Rule 403-Fugitive Dust, all constmction activities that are capable ef 
generatingfugitive dust are required to implement dust control measures during each phase ef proposed 
project dmlopment to reduce the amount ef particulate matter entrained in the ambient air. These 
measures include the folloiving: 

• Limiting the amount ef area disturbed during site grading to 2 acres per dqy or less 

• Application ef soil stabilizers to inactive constmction areas 

• Quick replacement ef ground cover in distttrbed areas 

• Covering all stock piles ivith tarp 

• Reduction ef vehicle speed on 1111paved roads 

• Watering ef all disturbed areas a minimum ef 3 times per dqy. 

• Post signs on site, limiting traffic to 15 miles per hour or less 
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• Sweep streets atfjacent to the proposed prqject site at the end ef the dqy if iisib/e soil material is 
carried oz,er to atfjacent roads 

• Cover or have water applied to the o..posed stt,jace ef all trucks hauling dirt, sand, soil, or other 
loose matena/s prior to /eating the site to prevent dttst from impacting the surrounding areas 

• Install wheel washers 1vhere vehicles enter and exit unpaved roads onto paved roads to wash riff 
trucks and atry equipment leaving the site each trip 

It is worth noting that as discussed in Chapter 2, during demolition and construction the project site will 
be watered four times daily under the revised project. This exceeds the requisite watering three times 
daily outlined in SCAQMD Rule 403 that is implemented by code requirement CRS.2-5. 

Table 4.2-3 (Estimated Daily Construction Emissions Ubs/ day]) shows the estimated construction 
emissions of the revised project with implementation of the above mentioned code requirements and 
project design features. As shown, estimated construction emissions of the revised project are below the 
established regulatory thresholds for all criteria pollutants. Therefore, construction impacts of the revised 
project would be Jess than significant. This impact would be less than that identified under the 
previous EIR where construction level air quality impacts were identified as significant and unavoidable 
due to exceedances of the established thresholds for NOx and VOC. A detailed breakdown of emissions 
for all sub-stages of the revised development is included in Appendix B. 

Emissions SolA"ce voe NOx 

PHASE 1-COSTCO 

Exhaust 54.60 76.41 46.60 0.07 6.79 1.45 

Fugitive Dust 0.00 0.00 0.00 0.00 3.02 3.29 

Maximum Daily Emissions 54.60 76.41 46.60 0.07 10.08 4.47 

SCAQMD Thresholds 75.0 100.0 550.0 150.0 150.0 55.0 

Significant Impact? No No No No No No 

PHASES 2 THROUGH 4-MIXED USE 

Exhaust 19.90 68.19 59.40 0.07 3.08 2.84 

Fugitive Dust 0.00 0.00 0.00 0.00 8.59 1.26 

Maximum Daily Emissions 19.90 68.19 59.40 0.07 9.06 4.10 

SCAQMD Thresholds 75.0 100.0 550.0 150.0 150.0 55.0 

Significant Impact? No No No No No No 
SOURCE: PBS&J 2010 (calculation sheets are provided in Appendix B) 

Assumes the implementation of all code requirements and project design features. 

Although not required to reduce construction emissions of the revised project below less-than-significant 
levels, the following mitigation measures (MM4.2-1 and MM4.2-2 of the previous EIR) would further 
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4.2 Air Quality 

reduce construction-related emissions, specifically voe emissions. Therefore, the revised project would 
result in a less-than-significant impact from construction emissions. 

MM4.2-1 

MM4.2-2 

Threshold 

Impact 4.2-3 

During construction, operators of m!)' gas or diesel fueled equipment, including vehicles, shall be 
encouraged to tum off equipment if not in 11se or left idle for more than 5 minutes. 

The Applicant shall require l!J contract specifications that the architectural coating (paint and primer) 
products used would have a low VOC rating. Contract specifications shall be included in the proposed 
prqject construction documents, 1vhich shall be reviewed l!J the City prior to issuance of a building 
permit. 

Would the project violate any air quality standard or contribute substantially to an 
existing or projected air quality violation? 

Daily operation of the revised project could generate emissions that exceed 
SCAQMD thresholds. With the implementation of mitigation the revised 
project would result in a significant and unavoidable impact, similar to the 
previous EIR. 

Operational emissions generated by both stationary and mobile sources would result from normal day
to-day activities of the revised project after occupation. Stationary area source emissions would be 
generated by the consumption of natural gas for space and water heating devices, and the operation of 
landscape maintenance equipment. Mobile emissions would be generated by the motor vehicles traveling 
to and from the revised project site. 

Operational emissions are identified in Table 4.2-4 (Project Daily Operational Emissions). As shown, 
operational emissions, without the incorporation of project design features and mitigation measures, 
would result in significant impacts for voes and NOx. 

The location of the revised project, as an infill project in an already established urban area, will result in 
the reduction of trips from the existing transit and pedestrian amenities. This, coupled with mitigation 
measures MM4:.2-3 and MM4.2-4 (MM4.2-3 and MM T-1 in the previous EIR respectively), will reduce 
impacts from operational emissions. 

MM4.2-3 

MM4.24 

MM4.2-5 

The Applicant shall require l!J contract specifications that electrical outlets are included in the building 
design of the loading docks to allow use l!J refrigerated delivery trucks. The proposed project Applicant 
shall require that all delivery trucks do not idle for more than five minutes. If loading and/ or 
unloading of perishable goods would occur for more than 5 minutes, and continual refrigeration is 
required, all refrigerated delivery trucks shall use the electrical outlets to continue powering the truck 
refrigeration tmits when the delivery truck engine is turned off. 

The proposed project would provide plentiful short- and long-term birycle parking facilities to meet 
peak demand (general/y one bike rack space per 20 vehicle/ employee space). 

All retail and residential facilities shall ensure that current transit schedules are available in common 
areas for the use of employees and residents. 
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Chapter 4 Environmental Analysis 

Emissions Source voe NOx PM,o PMu 

Mobile Sources 

Residential 10.88 13.51 113.82 0.13 20.87 4.03 

Costco 30.00 43.31 348.25 0.40 66.68 12.87 

Retail 3.86 5.53 44.48 0.05 8.52 1.64 

Stationary Sources 

Natural gas 0.41 5.41 2.93 0.00 0.01 0.01 

Landscaping 0.00 0.00 4.64 0.00 0.02 0.02 

Consumer Products 21.37 0.00 0.00 0.00 0.00 0.00 

Architectural Coatings 1.88 0.00 0.00 0.00 0.00 0.00 

Maximum Daily Emissions 68.40 67.76 514.12 0.58 96.10 18.57 

Thresholds (lb/day) 55.0 55.0 550.0 150.0 150.0 55.0 

Significant Impact Yes Yes No No No No 
SOURCE: PBS&J 2010 (calculation sheets ore provided in Appendix B) 

MM4.2-6 All retail facilities in excess of 150 employees shall provide preferential vanpool/ carpool employee 
parking. 

MM4.2-7 All retail facilities in excess of 150 employees shall be reql(ired to provide free parking passes to 
eligible employees. 

MM4.2-8 All residential and nonresidential coatings applied d"nng s"bseq"ent maintenance activities shall be 
reql(ired to be low voe paints with a redl(ction of al least 20 percent. 

Table 4.2-5 (Project Daily Operational Emissions with Mitigation Measures) shows operational emissions 
after the incorporation of mitigation measures MM4.2-3 through MM4.2-8. Implementation of 
mitigation measures would help reduce operational emissions of NOx and VOCs but would not reduce 
VOC emissions to a less-than-significant level. As no further feasible mitigation is available to reduce 
these emissions, this impact would remain significant and unavoidable, similar to the previous EIR. It 
should be noted, however, that the revised project would result in the generation of less VOC than the 
previous project. 

Table 4.2-6 (Operational Emissions-Revised Project Compared to Previous EIR Options) shows a 
comparison of the mitigated revised project emissions to the mitigated project emissions of either of the 
previous project options. Although the impact of the revised project remains significant and unavoidable 
with respect to VOC emissions, the revised project results in a reduced impact than was identified under 
the previous EIR. 
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Chapter 4 Environmental Analysis 

which demonstrates that Huntington Beach achieved a 65 percent waste diversion rate by 2002. 
Mitigation measures MM4.2-10 and MM4.2-11 enhance the reductions identified in the previous EIR by 
strengthening them or identifying reduction goals. MM4.2-10 is an enhancement of MM D-17 
(Landscaping) in the previous EIR. MM4.2-11 enhances previous mitigation measure MM E-19 to 
include outdoor water efficiency as well as indoor and provides a specific reduction percentage. 

MM4.2-9 

MM4.2-10 

MM4.2-11 

MM4.2-12 

MM4.2-13 

MM4.2-14 

4.2-26 

Residential and Retail development shall implement waste reduction and rerycling measures st1ch that 
waste diversion from landfills equals 65 percent, the cttrrent Ci!J Standard for waste diversion. 

Residential and Retail development shall use drought tolerant plants for landscaping. The foll01ving 
are suggestions to enhance the benefits of this measure. Evergreen trees on the north and 1vest sides 
afford the best protection from the setting sttmmer sttn and cold 1vinter zvinds. Additional 
considerations include the ttse of deciduotts trees on the south side of the house that ,vii/ admit summer 
sun; evergreen plantings on the north side ,viii slow cold winter zvinds; constmcting a natural planted 
channel to funnel summer cooling breezes into the house. Neighborhood CCR '.r not requiring that 
front and side yards of singlefamify homes be planted zvith t111f grass. Vegetable gardens, bunch grass, 
and low -water landscaping shall also be permitted, or even encouraged. 

Residential and Retail development shall implement water reduction features such that water usage is 
reduced l:J 20 percent. Water reduction features mcry include, but are not limited to: 

• Installation of water conserving inigation !)Stems such that watering times can be varied and that 
the !)Siem will shut ojf during rain events 

• Installation of water saving appliances 

• Installation of low-flow showers and toilets 

Residential and Retail developments shall implement energy saving measures such that nat11ral gas 
usage is reduced to at least 15 percent below 2008 Title 24 standards. This could include, but is not 
limited to, the follozving: 

• Use of light colored roofing material 

• Planting trees appropriate/y to provide shading during the heat of the dtry 

• Increase energy efficiency o/ insulation, doors, and zvindows 

Electrical outlets shall be located outside in the front and rear of both residential and retail 
development such that 20 percent of landscaping equipment can be electricalfy p01vered. 

Residential and Retail developments shall implement energy saving or incorporate renewable resottrces 
such that a minimum of 30 percent of the prqjects total electrical consumption is offset. Energy saving 
features mcry include, but are not limited to the following: 

• Use of Energy Star appliances 

• Use of energy saving lighting and light fixtures including dimmer szvitches, motion sensors, and 
timers 

• Addition of photovoltaic cells to offset onsite electrical usage 

• Instillation of energy efficient HVAC units 
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