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TRAFFIC IMPACT ANALYSIS REPORT 
125 BAKER STREET APARTMENTS 

Costa Mesa, California 
July 18, 2013 

 
1.0 INTRODUCTION 
This traffic impact analysis addresses the potential traffic impacts associated with the proposed 125 
Baker Street Apartment Project (hereinafter referred to as Project) in the City of Costa Mesa, 
California.  The proposed Project includes the demolition of the existing 62,000 SF office building 
and the development of a 240 unit apartment complex, consisting of 119 one-bedroom units, 85 two-
bedroom units, 12 three-bedroom units and 24 studio units with a multi-level parking structure in 
place of the existing office building. Parking will be provided on-site via a six-level parking 
structure with 547 spaces. 

This report documents the findings and recommendations of a traffic impact analysis conducted by 
Linscott, Law & Greenspan, Engineers (LLG) to determine the potential impacts associated with the 
proposed Project.  The traffic analysis evaluates the existing operating conditions at six (6) key study 
intersections within the project vicinity, estimates the trip generation potential of the Project, and 
forecasts future operating conditions without and with the proposed Project. Where necessary, 
intersection improvements/mitigation measures are identified.   

This traffic report satisfies the City of Costa Mesa Traffic Impact Analysis Methodology, dated 
February 2009 and is consistent with the requirements and procedures outlined in the most current 
Congestion Management Program (CMP) for Orange County.  The Scope of Work for this traffic 
study, which is included in Appendix A, was developed in conjunction with City of Costa Mesa 
Public Works Department staff.   

The project site has been visited and an inventory of adjacent area roadways and intersections was 
performed.  Existing peak hour traffic information has been collected at six (6) key study 
intersections for use in the preparation of level of service calculations.  Information concerning 
cumulative projects (planned and/or approved) in the vicinity of the project has been researched at 
the City of Costa Mesa and City of Irvine.  Based on our research, there are no related projects 
located within close proximity to the site.   

This traffic report analyzes existing and future weekday AM peak hour and PM peak hour traffic 
conditions for a near-term (Year 2016) and long-term buildout traffic setting upon completion of the 
proposed Project.  Near-term (Year 2016) cumulative peak hour traffic forecasts were projected by 
incorporating a one percent (1.0%) annual growth rate.  Long-term buildout peak hour traffic 
forecasts were projected based on modeled traffic projections from the Costa Mesa Traffic Model 
dated August 2003. 
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1.1 Study Area 
The six (6) key study intersections selected for evaluation in this report provide both regional and 
local access to the study area.  They consist of the following:  

Study Intersections 
1. SR-55 Southbound Ramps at Baker Street (Signalized) 
2. SR-55 Northbound Ramps at Baker Street (Signalized) 
3. Pullman Street at Baker Street (Unsignalized) 
4. Red Hill Avenue at Baker Street (Signalized) 
5. Pullman Street at Briggs Avenue (Unsignalized) 
6. Red Hill Avenue at Briggs Avenue (Unsignalized) 

Figure 1-1 presents a Vicinity Map, which illustrates the general location of the proposed Project 
and depicts the study locations and surrounding street system.  The Level of Service (LOS) 
investigations at these key locations were used to evaluate the potential traffic-related impacts 
associated with area growth, cumulative projects and the proposed Project.  When necessary, this 
report recommends intersection improvements that may be required to accommodate future traffic 
volumes and restore/maintain an acceptable Level of Service and/or mitigate the impact of the 
project.  

Included in this Traffic Impact Analysis are: 

 Existing traffic counts, 
 Estimated project traffic generation/distribution/assignment, 
 AM and PM peak hour capacity analyses for existing conditions,  
 AM and PM peak hour capacity analyses for existing plus project conditions,  
 AM and PM peak hour capacity analyses for future near-term (Year 2016) traffic conditions 

without and with the proposed Project, 
 AM and PM peak hour capacity analyses for future long-term buildout traffic conditions without 

and with the proposed Project, 
 Site Access Evaluation, 
 Parking Evaluation, 
 Congestion Management Program Compliance Assessment and  
 Caltrans Evaluation. 
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2.0 PROJECT DESCRIPTION 
The project site is located at 125 Baker Street which is on the south west corner of Baker Street and 
Pullman Street in the City of Costa Mesa, California.  The project site is currently developed with a 
two-story, 62,000 SF office building and surface parking that is now 74 percent occupied.  Access to 
the Project site is provided via a full access driveway on Baker Street and two full access driveways 
on Pullman Street.  Figure 2-1 presents an aerial depiction of the existing site. 

Table 2-1 presents the proposed Project totals for the site. Review of the proposed site plan indicates 
that the proposed Project includes the demolition of the existing 62,000 SF office building and the 
development of a 240 unit apartment complex, consisting of 119 one-bedroom units, 85 two-
bedroom units, 12 three-bedroom units and 24 studio units with a multi-level parking structure in 
place of the existing office building. Parking will be provided on-site via a 547-space, six-level 
parking structure. Figure 2-2 presents the site plan for the proposed Project prepared by Architects 
Orange. 

2.1 Site Access 
As shown in Figure 2-2, primary vehicular access to the project site will be provided via one full 
access driveway with direct access to the parking structure along Pullman Street; the proposed 
primary access is located approximately 100 feet north of an existing driveway that now serves the 
office building. A secondary full access driveway located at the southernmost edge of the property is 
provided for future tenant access. Access to the three-space parking lot for the Project’s leasing 
office is provided from the primary access. For the purposes of this study all vehicles entering and 
exiting the site are assumed at the primary driveway. 
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TABLE 2-1 
PROJECT DEVELOPMENT SUMMARY1 

Land Use / Project Description Proposed Development Totals 

125 Baker Street Apartments   

 Studio (610 SF -735 SF)   24 Units 

 1 Bedroom Units (750 SF – 875 SF)  119 Units 

 2 Bedroom Units (1,055 SF – 1,180 SF) 85 Units 

 3 Bedroom Units (1,225 SF – 1,350 SF)    12 Units 

Total Units: 240 Units 

 Parking Supply 547 spaces 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

                                                 
1  Source: Architects Orange. 
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3.0 EXISTING CONDITIONS 
3.1 Existing Street System 
The principal local network of streets serving the project site includes Baker Street, Red Hill 
Avenue, Pullman Street and Briggs Avenue.  The following discussion provides a brief synopsis of 
these key area streets.  The descriptions are based on an inventory of existing roadway conditions. 

Baker Street is generally a four-lane, divided roadway oriented in the east-west direction. Baker 
Street borders the project site to the north. The posted speed limit on Baker Street is 40 miles per 
hour (mph).  On-street parking is not permitted along this roadway in the vicinity of the project.  
Traffic signals control the study intersections of Baker Street at SR-55 SB Ramps, SR-55 NB 
Ramps, and Red Hill Avenue while a one-way stop controls the study intersection of Baker Street at 
Pullman Street. Baker Street is classified as a Major Arterial in the City of Costa Mesa Circulation 
Element. 

Red Hill Avenue is generally a four-lane, divided roadway, oriented in the north-south direction.  
The posted speed limit on Red Hill Avenue is 50 mph.  On-street parking is not permitted along this 
roadway in the vicinity of the project.  A one-way stop controls the study intersection of Red Hill 
Avenue at Briggs Avenue.  Red Hill Avenue is classified as a Major Arterial in the City of Costa 
Mesa Circulation Element. 

Pullman Street is a two-lane, undivided roadway that borders the project site to the east. Pullman 
Street is oriented in the north-south direction.  The posted speed limit on Pullman Street is 40 mph.  
On-street parking is permitted along this roadway in the vicinity of the project. A one-way stop 
controls the study intersection of Pullman Street at Briggs Avenue.   Pullman Street is classified as a 
Secondary Roadway in the City of Costa Mesa Circulation Element. 

Briggs Avenue is a two-lane, undivided roadway, oriented in the east-west direction. On-street 
parking is permitted along this roadway in the vicinity of the project site. Briggs Avenue is classified 
as a Secondary Roadway in the City of Costa Mesa Circulation Element. 

Figure 3-1 presents an inventory of the existing roadway conditions for the arterials and 
intersections evaluated in this report.  This figure identifies the number of travel lanes for key 
arterials, as well as intersection configurations and controls for the key area study intersections. 

3.2 Existing Traffic Volumes 
Six (6) key study intersections have been identified as the locations at which to evaluate existing and 
future traffic operating conditions.  Some portion of potential project-related traffic will pass through 
each of these intersections, and their analysis will reveal the expected relative impacts of the project.  
These key locations were selected for evaluation based on discussions with City of Costa Mesa staff 
and in consideration of Orange County CMP requirements.  
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Existing AM peak hour and PM peak hour traffic volumes for the 6 key study intersections evaluated 
in this report were obtained from manual turning movement counts conducted by Transportation 
Studies, Inc in April 2013.   

Figures 3-2 and 3-3 illustrate the existing AM and PM peak hour traffic volumes at the six (6) key 
study intersections evaluated in this report, respectively.  Appendix B contains the detailed peak 
hour and daily traffic count sheets for the key intersections evaluated in this report. 

3.3 Existing Intersection Conditions 
Existing AM and PM peak hour operating conditions for the six (6) key study intersections were 
evaluated using the Intersection Capacity Utilization (ICU) methodology for signalized intersections 
and the methodology outlined in Chapter 17 of the Highway Capacity Manual 2000 (HCM2000) for 
unsignalized intersections. 

3.3.1 Intersection Capacity Utilization (ICU) Method of Analysis 
In conformance with City of Costa Mesa and Orange County CMP requirements, existing AM and 
PM peak hour operating conditions for the key signalized study intersections were evaluated using 
the Intersection Capacity Utilization (ICU) method.  The ICU technique is intended for signalized 
intersection analysis and estimates the volume to capacity (V/C) relationship for an intersection 
based on the individual V/C ratios for key conflicting traffic movements.  The ICU numerical value 
represents the percent signal (green) time, and thus capacity, required by existing and/or future 
traffic.  It should be noted that the ICU methodology assumes uniform traffic distribution per 
intersection approach lane and optimal signal timing. 

Per City of Costa Mesa requirements, the ICU calculations use a lane capacity of 1,600 vph for left-
turn lanes, through lanes and right-turn lanes.  No adjustments for clearance intervals are made since 
the assumed lane capacity reflects the effect of lost time. 

The ICU value translates to a Level of Service (LOS) estimate, which is a relative measure of the 
intersection performance.  The ICU value is the sum of the critical volume to capacity ratios at an 
intersection; it is not intended to be indicative of the LOS of each of the individual turning 
movements.  The six qualitative categories of Level of Service have been defined along with the 
corresponding ICU value range and are shown in Table 3-1 

The ICU value is the sum of the critical volume to capacity ratios at an intersection; it is not intended 
to be indicative of the LOS of each of the individual turning movements. According to City of Costa 
Mesa criteria, LOS D (ICU = 0.801 – 0.900) is the minimum acceptable condition that should be 
maintained during the morning and evening peak commute hours.  
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TABLE 3-1 
LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS 

Level of Service 
(LOS) 

Intersection Capacity 
Utilization Value (V/C) 

 
Level of Service Description 

A ≤ 0.600 
EXCELLENT. No vehicle waits longer 
than one red light, and no approach phase is 
fully used. 

B 0.601 – 0.700 

VERY GOOD. An occasional approach 
phase is fully utilized; many drivers begin 
to feel somewhat restricted within groups 
of vehicles. 

C 0.701 – 0.800 

GOOD. Occasionally drivers may have to 
wait through more than one red light; 
backups may develop behind turning 
vehicles. 

D 0.801 – 0.900 

FAIR. Delays may be substantial during 
portions of the rush hours, but enough 
lower volume periods occur to permit 
clearing of developing lines, preventing 
excessive backups. 

E 0.901 – 1.000 

POOR. Represents the most vehicles 
intersection approaches can accommodate; 
may be long lines of waiting vehicles 
through several signal cycles. 

F > 1.000 

FAILURE. Backups from nearby locations 
or on cross streets may restrict or prevent 
movement of vehicles out of the 
intersection approaches.  Potentially very 
long delays with continuously increasing 
queue lengths. 
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3.3.2 Highway Capacity Manual (HCM) Method of Analysis (Unsignalized Intersections) 
The 2000 HCM unsignalized methodology for stop-controlled intersections was utilized for the 
analysis of the unsignalized intersections. This methodology estimates the average control delay for 
each of the subject movements and determines the level of service for each movement. For all-way 
stop controlled intersections, the overall average control delay measured in seconds per vehicle, and 
level of service is then calculated for the entire intersection. For one-way and two-way stop-
controlled (minor street stop-controlled) intersections, this methodology estimates the worst side 
street delay, measured in seconds per vehicle and determines the level of service for that approach. 
The HCM control delay value translates to a Level of Service (LOS) estimate, which is a relative 
measure of the intersection performance. The six qualitative categories of Level of Service have 
been defined along with the corresponding HCM control delay value range, as shown in Table 3-2.   

3.4 Existing Level of Service Results  
Table 3-3 summarizes the existing peak hour service level calculations for the six (6) key study 
intersections based on existing traffic volumes and current street geometrics.  Review of Table 3-3 
indicates that five (5) of the six (6) key study intersections currently operate at acceptable service 
levels (LOS D or better) during the AM and PM peak hour. One intersection, Pullman Street at 
Baker Street, currently operates at LOS F during the PM peak hour.   

Appendix C presents the ICU/LOS and HCM/LOS calculation worksheets for the six (6) key study 
intersections for the AM peak hour and PM peak hour. 
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TABLE 3-2 
LEVEL OF SERVICE CRITERIA FOR UNSIGNALIZED INTERSECTIONS2 

Level of Service 
(LOS) 

Highway Capacity Manual 
Delay Value (sec/veh) 

 
Level of Service Description 

A ≤ 10.0 Little or no delay 

B > 10.0 and ≤ 15.0 Short traffic delays 

C > 15.0 and ≤ 25.0 Average traffic delays 

D > 25.0 and ≤ 35.0 Long traffic delays 

E > 35.0 and ≤ 50.0 Very long traffic delays 

F > 50.0 Severe congestion 

 

                                                 
2 Source: Highway Capacity Manual 2000, Chapter 17 (Unsignalized Intersections). 
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TABLE 3-3 
EXISTING PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Key Intersection 
Time 

Period 
 
Jurisdiction 

Control  
Type ICU/HCM LOS 

1.  
SR-55 Southbound Ramps at AM Costa Mesa/ 3 Phase 0.672 B 

Baker Street PM Caltrans Signal 0.678 B 

2.  
SR-55 Northbound Ramps at AM Costa Mesa/ 3 Phase 0.730 C 

Baker Street PM Caltrans Signal 0.726 C 

3.  
Pullman Street at AM City of One-Way 33.5 s/v D 

Baker Street PM Costa Mesa Stop 133.3 s/v F 

4.  
Red Hill Avenue at AM City of 6 Phase 0.453 A 

Baker Street PM Costa Mesa Signal 0.619 B 

5.  
Pullman Street at AM City of One-Way 9.6 s/v A 

Briggs Avenue PM Costa Mesa Stop 10.7 s/v B 

6.  
Red Hill Avenue at AM City of One-Way 17.9 s/v C 

Briggs Avenue PM Costa Mesa Stop 19.4 s/v C 
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4.0  TRAFFIC FORECASTING METHODOLOGY 
In order to estimate the traffic impact characteristics of the proposed Project, a multi-step process 
has been utilized.  The first step is traffic generation, which estimates the total arriving and departing 
traffic on a peak hour and daily basis.  The traffic generation potential is forecast by applying the 
appropriate vehicle trip generation equations or rates to the project development tabulation. 

The second step of the forecasting process is traffic distribution, which identifies the origins and 
destinations of inbound and outbound project traffic.  These origins and destinations are typically 
based on demographics and existing/expected future travel patterns in the study area. 

The third step is traffic assignment, which involves the allocation of project traffic to study area 
streets and intersections.  Traffic assignment is typically based on minimization of travel time, which 
may or may not involve the shortest route, depending on prevailing operating conditions and travel 
speeds.  Traffic distribution patterns are indicated by general percentage orientation, while traffic 
assignment allocates specific volume forecasts to individual roadway links and intersection turning 
movements throughout the study area.  

With the forecasting process complete and project traffic assignments developed, the impact of the 
proposed project is isolated by comparing operational (LOS) conditions at selected key intersections 
using expected future traffic volumes with and without forecast project traffic.  The need for site-
specific and/or cumulative local area traffic improvements can then be evaluated and the 
significance of the project’s impacts identified. 
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5.0 PROJECT TRAFFIC CHARACTERISTICS 
5.1 Project Traffic Generation 
The trip generation potential of the proposed Project has been estimated using the average rates for 
ITE Land Use 220: Apartments published in the Trip Generation, 9th Edition, Institute of 
Transportation Engineers (ITE), Washington, D.C. (2012). Since the existing office building is 
currently 74% occupied, the AM peak hour PM peak hour trip generation was based on traffic 
counts conducted at the subject property’s three existing driveways in April 2013, while the average 
daily trip rate for ITE Land Use 710: General Office Building was utilized to estimate the daily trips.   

While the upper half of Table 5-1 summarizes the trip generation rates used in forecasting the 
vehicular trips generated by the proposed Project Land Use, the lower half provides a summary of 
the Project’s daily, AM and PM peak hour trip generation potential in comparison to that of the 
existing office building’s trip generation at 74% occupancy.   

A review of the lower portion of Table 5-1 shows the trip generation forecast for the Project. As 
shown, the proposed Project is forecast to generation 1,596 daily trips, with 122 trips (24 inbound, 98 
outbound) produced in the AM peak hour and 149 trips (96 inbound, 53 outbound) produced in the 
PM peak hour. The existing land use at 74% occupancy, generates approximately 506 daily trips, 
with 57 trips (53 inbound, 4 outbound) produced in the AM peak hour and 57 trips (22 inbound, 35 
outbound) produced in the PM peak hour.  The existing trip generation is based on the peak hour for 
the site utilizing the traffic counts which were conducted at the three (3) existing driveways during 
the AM and PM peak periods. 

When the proposed Project is compared to the existing “occupied floor area”, the Project is forecast 
to result in 1,090 additional daily trips, 65 net AM peak hour trips and 92 net PM peak hour. The 
potential impact of these added trips are assessed in this report. 

Appendix B contains the project driveways turning movement counts worksheet, detailing the traffic 
volumes which were used for the existing trip generation in this report. 
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TABLE 5-1 
PROJECT TRAFFIC GENERATION FORECAST3  

ITE Land Use Code /  
Project Description 

Daily 
2-Way 

AM Peak Hour PM Peak Hour 

Enter  Exit Total Enter Exit Total 

Generation Rates:        

 220: Apartments (TE/DU) 6.65 0.10 0.41 0.51 0.40 0.22 0.62 

Generation Forecasts:        

Proposed Project        

 125 Baker Street Apartments (240 DU) 1,596 24 98 122 96 53 149 

Existing Occupied Floor Area        

 General Office Building                
(62,000 SF @ 74% occupancy) 4 -506 -53 -4 -57 -22 -35 -57 

Total “Net Occupied ” Project Trip 
Generation: Proposed Project Minus 
Existing Occupied Office Floor Area 

1,090 -29 94 65 74 18 92 

 
Notes: 
TE/DU = Trip end per dwelling unit 

 

                                                 
3  Source: Trip Generation, 9th Edition, Institute of Transportation Engineers, (ITE) [Washington, D.C. (2012)]. 
4  AM and PM peak hour trips are based on existing driveway counts conducted April 11, 2013.  Daily trips are 

estimated using the ITE Land Use 710: General Office Building rate of 11.03. 
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5.2 Project Traffic Distribution and Assignment 

Figures 5-1 and 5-2 present the traffic distribution patterns for the existing office building and 
proposed Project, respectively.  Project traffic volumes both entering and exiting the site have been 
distributed and assigned to the adjacent street system based on the following considerations:  

 the site's proximity to major traffic carriers (i.e. Bake Street, Red Hill Avenue, etc), 
 expected localized traffic flow patterns based on adjacent street channelization and presence of 

traffic signals,  
 existing intersection traffic volumes, and  
 ingress/egress availability at the project site. 
 
The anticipated AM and PM peak hour traffic volumes associated with the proposed Project are 
presented in Figures 5-3 and 5-4, respectively.  The traffic volume assignments presented in Figures 

5-3 and 5-4 reflect the traffic distribution characteristics shown in Figure 5-2 and the traffic 
generation forecast presented in Table 5-1. It should be noted that Figure 5-1 was utilized to forecast 
the trip assignment of the existing office building at the key study intersections. 

5.3 Existing Plus Project Traffic Conditions 

The existing plus project traffic conditions have been generated based upon existing conditions and 
the estimated project traffic.  These forecast traffic conditions have been prepared pursuant to the 
California Environmental Quality Act (CEQA) guidelines, which require that the potential impacts 
of a Project be evaluated upon the circulation system as it currently exists.  This traffic volume 
scenario and the related intersection capacity analyses will identify the roadway improvements 
necessary to mitigate the direct traffic impacts of the Project, if any. 

Figures 5-5 and 5-6 present projected AM and PM peak hour traffic volumes at the six (6) key study 
intersections with the “net” addition of the trips generated by the proposed Project to existing traffic 
volumes, respectively (i.e. Existing Traffic minus Existing Office Traffic plus Project Traffic).   
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6.0 FUTURE TRAFFIC CONDITIONS 
6.1 Ambient Traffic Growth 
Horizon year, background traffic growth estimates have been calculated using an ambient traffic 
growth factor.  The ambient traffic growth factor is intended to include unknown and future related 
projects in the study area, as well as account for regular growth in traffic volumes due to the 
development of projects outside the study area.  The future growth in traffic volumes has been 
calculated at one percent (1.0%) per year.  Applied to the Year 2013 existing traffic volumes, this 
factor results in a 3.0% growth in existing volumes to the near-term horizon Year 2016. 

6.2 Related Projects Traffic Characteristics 
In order to make a realistic estimate of future on-street conditions prior to implementation of the 
proposed Project, the status of other known development projects (related projects) within a two-
mile radius of the proposed project has been researched at the City of Costa Mesa and City of Irvine 
in April 2013.  With this information, the potential impact of the proposed Project can be evaluated 
within the context of the cumulative impact of all ongoing development.   

Based on our research, there are no related projects in the City of Costa Mesa or City of Irvine, 
within the vicinity of the Project that have either been built, but not yet fully occupied, or are being 
processed for approval.   

6.3 General Plan Buildout Traffic Conditions 
The General Plan Buildout background traffic volume forecasts were obtained through utilization of 
the Costa Mesa Traffic Model (CMTM) dated August 2003.  For the three (3) key study 
intersections where modeled data was not provided a growth factor was applied to near term through 
volumes along Baker Street and Red Hill Avenue.  Copies of the General Plan Buildout worksheets 
and growth factor development calculations are presented in Appendix D. 

6.4 Year 2016 and General Plan Buildout Traffic Volumes 
6.4.1 Year 2016 Traffic Volumes 
Figures 6-1 and 6-2 present the AM and PM peak hour cumulative traffic volumes (existing traffic + 
ambient growth + related projects) at the six (6) key study intersections for the Year 2016, 
respectively.  Figures 6-3 and 6-4 illustrate the Year 2016 forecast AM and PM peak hour traffic 
volumes, with the inclusion of the “net” trips generated by the proposed Project, respectively.   

6.4.2 General Plan Buildout Traffic Volumes 
Figures 6-5 and 6-6 present the General Plan Buildout AM and PM peak hour cumulative traffic 
volumes at the six (6) key study intersections, respectively.  Figures 6-7 and 6-8 illustrate the 
General Plan Buildout forecast AM and PM peak hour traffic volumes, with the inclusion of the 
“net” trips generated by the proposed Project, respectively.  
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7.0 TRAFFIC IMPACT ANALYSIS METHODOLOGY 
The relative impact of the proposed Project during the AM peak hour and PM peak hour was 
evaluated based on analysis of future operating conditions at the six (6) key study intersections, 
without, then with, the proposed Project.  The previously discussed capacity analysis procedures 
were utilized to investigate the future volume-to-capacity relationships and service level 
characteristics at each study intersection.  The significance of the potential impacts of the Project at 
each key intersection was then evaluated using the following traffic impact criteria. 

7.1 Impact Criteria and Thresholds 
Per the City of Costa Mesa guidelines, LOS D is the minimum acceptable level of service that 
should be maintained during the weekday AM peak hour and weekday PM peak hour. Per the City’s 
criteria, the Project is considered to have a significant impact if the following criteria are met: 

 For Signalized Intersections: 
 the ICU value under “with Project” conditions is 0.91 or greater (LOS E or F), 

and 
 the ICU increase attributable to the Project is 0.01 or greater. 

 

7.2 Traffic Impact Analysis Scenarios  
The following scenarios are those for which volume/capacity calculations have been performed at 
the six (6) key intersections for existing plus project, near-term (Year 2016) and long-term (General 
Plan Buildout) traffic conditions: 

A. Existing Traffic Conditions; 
B. Existing Plus Project Traffic Conditions; 
C. Scenario (B) with Improvements, if necessary; 
D. Near-Term (Year 2016) Cumulative Traffic Conditions, 
E. Near-Term (Year 2016) Cumulative plus Project Traffic Conditions; 
F. Scenario (E) with Improvements, if necessary; 
G. Long-Term (General Plan Buildout) Future Traffic Conditions; 
H. Long-Term (General Plan Buildout) Future Traffic Conditions plus Project Traffic; and 
I. Scenario (H) with Improvements, if necessary. 
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8.0 PEAK HOUR INTERSECTION CAPACITY ANALYSIS 
8.1 Existing Plus Project Analysis 
Table 8-1 summarizes the peak hour Level of Service results at the six (6) key study intersections for 
existing plus project traffic conditions.  The first column (1) of ICU/LOS values and HCM/LOS 
values in Table 8-1 presents a summary of existing AM and PM peak hour traffic conditions (which 
were also presented in Table 3-3).  The second column (2) lists existing plus project traffic 
conditions.  The third column (3) shows the increase in ICU value and/or HCM value due to the 
added peak hour Project trips and indicates whether the traffic associated with the Project will have a 
significant impact based on the LOS standards and significant impact criteria defined in this report. 
The fourth column (4) of Table 8-1 indicates the anticipated operating conditions with 
implementation of improvements planned and/or recommended to mitigate Project traffic and/or 
achieve an acceptable Level of Service. 

8.1.1 Existing Plus Project Traffic Conditions 
Review of Columns 2 and 3 of Table 8-1 indicates that traffic associated with the proposed Project 
will significantly impact one (1) of the six (6) key study intersections, when compared to the LOS 
standards and significant impact criteria specified in this report. Pullman Street at Baker Street is 
forecast to operate at LOS F during the AM and PM peak hour.  

However, the project impact at this location is offset through the installation of a traffic signal on 
Baker Street at Pullman Street. As shown, this location is forecast to operate at LOS A during the 
AM peak hour and PM peak hour assuming signalization (see Section 8.4 Traffic Signal Warrant 
Analysis for details). 

The remaining five (5) key study intersections currently operate and are forecast to continue to 
operate at an acceptable service level during the AM and PM peak hours with the addition of Project 
generated traffic to existing traffic. 

Appendix C presents the existing plus project ICU/LOS and HCM/LOS calculations for the six (6) 
key study intersections. 
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TABLE 8-1 
EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Key Intersection 

 
Time 

Period 

(1) 
 

Existing 
Traffic Conditions 

(2) 
Existing 

Plus Project 
Traffic Conditions 

(3) 
 

Significant  
Impact 

(4) 
Existing  

Plus Project 
Plus Mitigation 

ICU/ 
HCM LOS 

ICU/ 
HCM LOS Increase 

Yes/ 
No 

ICU/ 
HCM LOS 

1.  
SR-55 SB Ramps at AM 0.672 B 0.675 B 0.003 No -- -- 

Baker Street PM 0.678 B 0.679 B 0.001 No -- -- 

2.  
SR-55 NB Ramps at AM 0.730 C 0.731 C 0.001 No -- -- 

Baker Street PM 0.726 C 0.733 C 0.007 No -- -- 

3.  
Pullman Street at  AM 33.5 s/v D 71.8 s/v F 38.3 s/v Yes 0.4097 A 

Baker Street PM 133.3 s/v F 201.0 s/v F 67.7 s/v Yes 0.433 A 

4.  
Red Hill Avenue at AM 0.453 A 0.457 A 0.004 No -- -- 

Baker Street PM 0.619 B 0.626 B 0.007 No -- -- 

5.  
Pullman Street at  AM 9.6 s/v A 10.6 s/v B 1.0 s/v No -- -- 

Briggs Avenue PM 10.7 s/v B 11.9 s/v B 1.2 s/v No -- -- 

6.  
Red Hill Avenue at AM 17.9 s/v C 14.4 s/v B -3.5 s/v No -- -- 

Briggs Avenue PM 19.4 s/v C 19.7 s/v C 0.3 s/v No -- -- 

Notes: 
 Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the City’s LOS standards. 
 s/v = seconds per vehicle 

                                                 
7  Recommended improvements consist of the installation of a traffic signal. 
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8.2 Year 2016 Traffic Conditions 
Table 8-2 summarizes the peak hour Level of Service results at the six (6) key study intersections for 
the Year 2016 horizon year. The first column (1) of ICU/LOS and HCM/LOS values in Table 8-2 
presents a summary of existing AM and PM peak hour traffic conditions.  The second column (2) 
lists projected cumulative traffic conditions (existing plus ambient plus related projects traffic) based 
on existing intersection geometry, but without any traffic generated from the proposed Project. The 
third column (3) presents forecast Year 2016 near-term traffic conditions with the addition of Project 
traffic.  The fourth column (4) shows the increase in ICU value and/or HCM value due to the added 
peak hour Project trips and indicates whether the traffic associated with the Project will have a 
significant impact based on the LOS standards and significant impact criteria defined in this report. 
The fifth column (5) of Table 8-2 indicates the anticipated operating conditions with implementation 
of improvements planned and/or recommended to mitigate Project traffic and/or achieve an 
acceptable Level of Service. 

8.2.1 Year 2016 Cumulative Traffic Conditions 
An analysis of future (Year 2016) cumulative traffic conditions indicates that the addition of ambient 
traffic growth and related projects traffic will adversely impact one (1) of the six (6) key study 
intersections.  Pullman Street at Baker Street is forecast to operate at LOS F during the AM and PM 
peak hour. The remaining five (5) key study intersections currently operate and are forecast to 
continue to operate at an acceptable service level during the AM and PM peak hours with the addition 
of Project generated traffic to existing traffic. 

8.2.2 Year 2016 Cumulative Plus Project Conditions 
Review of Columns 3 and 4 of Table 8-2 indicates that traffic associated with the proposed Project 
will significantly impact one (1) of the six (6) key study intersections.  Pullman Street at Baker Street 
is forecast to operate at LOS F during the AM and PM peak hour. As noted earlier, the installation of 
a traffic signal on Baker Street at Pullman Street will result in acceptable service levels at this 
location (see Section 8.4 Traffic Signal Warrant Analysis for details). 

The remaining five (5) key study intersections currently operate and are forecast to continue to 
operate at an acceptable service level during the AM and PM peak hours with the addition of Project 
generated traffic to existing traffic. 

Appendix C presents the near-term ICU/LOS and HCM/LOS calculations for the six (6) key study 
intersections. 
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TABLE 8-2 
YEAR 2016 PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Key Intersection 

 
Time 

Period 

(1) 
 
 

Existing 
Traffic Conditions 

(2) 
 

Year 2016  
Cumulative 

Traffic Conditions 

(3) 
Year 2016  

Cumulative  
Plus Project 

Traffic Conditions 

(4) 
 
 

Significant  
Impact 

(5) 
Year 2016  

Cumulative  
Plus Project 

Plus Mitigation 

ICU/ 
HCM LOS 

ICU/ 
HCM LOS 

ICU/ 
HCM LOS Increase 

Yes/ 
No 

ICU/ 
HCM LOS 

1.  
SR-55 SB Ramps at AM 0.672 B 0.692 B 0.694 B 0.002 No -- -- 

Baker Street PM 0.678 B 0.698 B 0.700 B 0.002 No -- -- 

2.  
SR-55 NB Ramps at AM 0.730 C 0.752 C 0.752 C 0.000 No -- -- 

Baker Street PM 0.726 C 0.748 C 0.754 C 0.006 No -- -- 

3.  
Pullman Street at  AM 33.5 s/v D 36.3 s/v E 83.7 s/v F 47.4 s/v Yes 0.4198 A 

Baker Street PM 133.3 s/v F 161.2 s/v F 235.3 s/v F 74.1 s/v Yes 0.445 A 

4.  
Red Hill Avenue at AM 0.453 A 0.467 A 0.471 A 0.004 No -- -- 

Baker Street PM 0.619 B 0.638 B 0.645 B 0.007 No -- -- 

5.  
Pullman Street at  AM 9.6 s/v A 9.6 s/v A 10.7 s/v B 1.1 s/v No -- -- 

Briggs Avenue PM 10.7 s/v B 10.8 s/v B 12.0 s/v B 1.2 s/v No -- -- 

6.  
Red Hill Avenue at AM 17.9 s/v C 18.5 s/v C 14.7 s/v B -3.8 s/v No -- -- 

Briggs Avenue PM 19.4 s/v C 20.3 s/v C 20.6 s/v C 0.3 s/v No -- -- 

Notes: 
 Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the City’s LOS standards. 
 s/v = seconds per vehicle 

 

 

                                                 
8  Recommended improvements consist of the installation of a traffic signal. 
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8.3 General Plan Buildout Traffic Conditions 
Table 8-3 summarizes the peak hour Level of Service results at the six (6) key study intersections for 
the General Plan Buildout traffic condition.  The structure of this table is similar to the near-term 
(Year 2016) capacity analysis summary presented in Table 8-2. 

8.3.1 General Plan Buildout Traffic Conditions 
Review of column 2 of Table 8-3 shows that projected long-term (General Plan Buildout) without 
project traffic will adversely impact two (2) of the six (6) key study intersections.  The remaining 
four (4) key study intersections are forecast to operate at an acceptable LOS for long-term (General Plan 
Buildout) traffic conditions.  The locations projected to operate at an adverse LOS are as follows: 

 AM Peak Hour PM Peak Hour 

Key Intersection ICU/HCM LOS ICU/HCM LOS 

3.    Pullman Street at Baker Street 56.2 F 408.9 F 

4.  Red Hill Avenue at Baker Street -- -- 0.981 E 

 
8.3.2 General Plan Buildout Plus Project Traffic Conditions 
Review of Columns 3 and 4 of Table 8-3 indicates that traffic associated with the proposed Project 
will significantly impact one (1) of the six (6) key study intersections, Baker Street at Pullman 
Street, when compared to the LOS standards and significant impact criteria specified in this report.  
Although the intersection of Red Hill Avenue/Baker Street is forecast to operate at LOS E during the 
PM peak hours with the addition of project traffic, the proposed Project is expected to add less than 
0.010 to the ICU value and thus the impact of the Project at this location is considered insignificant.  
The remaining key study intersections are forecast to operate at an acceptable LOS during the AM 
and PM peak hours. 

However, the implementation of recommended improvements at Baker Street and Pullman Street as 
well as Baker Street and Red Hill Avenue will result in acceptable service levels at both these 
locations (see Column 5 of Table 8-3). 

The remaining four (4) key study intersections are forecast to operate at an acceptable LOS during 
the AM and PM peak hours for long-term (General Plan Buildout) with the proposed Project. 

Appendix C presents the long-term ICU/LOS and HCM/LOS calculations for the six (6) key study 
intersections. 
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TABLE 8-3 
GENERAL PLAN BUILDOUT PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Key Intersection 

 
Time 

Period 

(1) 
 
 

Existing 
Traffic Conditions 

(2) 
 

General Plan 
Buildout 

Traffic Conditions 

(3) 
General Plan 

Buildout 
Plus Project 

Traffic Conditions 

(4) 
 
 

Significant  
Impact 

(5) 
General Plan 

Buildout 
Plus Project 

Plus Mitigation 

ICU/ 
HCM LOS 

ICU/ 
HCM LOS 

ICU/ 
HCM LOS Increase 

Yes/ 
No 

ICU/ 
HCM LOS 

1.  
SR-55 SB Ramps at AM 0.672 B 0.6729 B 0.675 B 0.003 No -- -- 

Baker Street PM 0.678 B 0.621 B 0.634 B 0.013 No -- -- 

2.  
SR-55 NB Ramps at AM 0.730 C 0.8099 D 0.816 D 0.007 No -- -- 

Baker Street PM 0.726 C 0.695 B 0.700 C 0.005 No -- -- 

3.  
Pullman Street at  AM 33.5 s/v D 56.2 s/v F 181.3 s/v F 125.1 s/v Yes 0.47510 A 

Baker Street PM 133.3 s/v F 408.9 s/v F 531.6 s/v F 122.7 s/v Yes 0.511 A 

4.  
Red Hill Avenue at AM 0.453 A 0.678 B 0.684 B 0.006 No 0.68411 B 

Baker Street PM 0.619 B 0.981 E 0.988 E 0.007 No  0.784 C 

5.  
Pullman Street at  AM 9.6 s/v A 9.6 s/v A 10.7 s/v B 1.1 s/v No -- -- 

Briggs Avenue PM 10.7 s/v B 10.8 s/v B 12.0 s/v B 1.2 s/v No -- -- 

6.  
Red Hill Avenue at AM 17.9 s/v C 22.6 s/v C 17.1 s/v C -5.5 s/v No -- -- 

Briggs Avenue PM 19.4 s/v C 32.2 s/v D 32.9 s/v D 0.7 s/v No -- -- 

Notes: 
 Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the City’s LOS standards. 
 s/v = seconds per vehicle 

                                                 
9  Lane geometrics are consistent with programmed improvements identified in the CMTM ICU worksheets for buildout conditions. 
10  Recommended improvements consist of the installation of a traffic signal. 
11  Recommended improvements consist adding a southbound right-turn lane. 
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8.4 Traffic Signal Warrant Analysis 
Per the City’s direction, the level of service analysis at the unsignalized intersection of Pullman 
Street at Baker Street was supplemented with an assessment of the need for signalization of the 
intersection.  This assessment is made based on the warrants set forth in Part 4 (Highway Traffic 
Signals) of the CA MUTCD.  The above-referenced manual lists nine parameters, which help to 
determine the necessity of a traffic signal at an intersection.  The following traffic signal warrants 
were applied to the intersection of Pullman Street at Baker Street using the existing traffic count data 
collected in April 2013:  
 

• Warrant No. 1:  Eight Hour Volume Warrant 
• Warrant No. 2:  Four Hour Volume Warrant 
• Warrant No. 3:  Peak Hour Traffic Volumes Warrant 

8.4.1 Traffic Signal Warrant Analysis Results and Conclusions 
The results of the traffic signal warrant analysis for Existing Traffic Conditions at Baker Street and 
Pullman Street is summarized on Table 8-4. As shown, based on the existing traffic volumes and 
current intersection geometrics, the existing conditions at the study intersection satisfied Signal 
Warrants 1, 2 and 3.  Signal Warrants No. 4, 5, 6, 7, 8 and 9 were either not applicable or there was 
no information to conduct a warrant.   

The decision to install a traffic signal should not be based purely on the warrants alone. Instead, the 
installation of a signal should be considered and further analysis performed when one or more of the 
warrants is met.  Additionally, engineering judgment is exercised on a case-by-case basis to evaluate 
the effect a traffic signal will have on certain types of accidents and traffic conditions at the subject 
intersection as well as at adjacent intersections. 

As noted in the prior traffic analyses, the installation of the traffic signal will ensure that acceptable 
service levels are maintained into the future beyond the completion and opening of the project in 
Year 2016.  Appendix E also contains the traffic signal warrant worksheets.  
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TABLE 8-4 
 TRAFFIC SIGNAL WARRANT ANALYSIS SUMMARY 

 
Warrant Satisfied? 

 

Traffic Signal Warrant Yes No 

Warrant 1 -         Eight Hour Volume Warrant 
                            Minimum Vehicular Volume 
   100% Satisfied 
   80% Satisfied 

 
 

X 
X 

 
 
 

               Interruption of Continuous Traffic 
   100% Satisfied 
   80% Satisfied 

 
X 
X 

 
 

Warrant 2 - Four Hour Volume X  

Warrant 3 - Peak Hour Volume Warrant  X  

Warrant 4 - Pedestrian Volume Warrant No Data Available 

Warrant 5 - School Crossing Warrant Not Applicable 

Warrant 6 - Coordinated Signal System Warrant Not Applicable 

Warrant 7 - Crash Experience Warrant No Data Available 

Warrant 8 - Roadway Network Not Applicable 

Warrant 9 - Intersection Near at Grade Crossing Not Applicable 

TRAFFIC SIGNAL MET WARRANT? Yes 

Note: 
Source: California Manual on Uniform Traffic Control Devices (MUTCD). 
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9.0 SITE ACCESS EVALUATION 
9.1 Level of Service Analysis For Project Access 
Primary vehicular access to the project site will be provided via one full access driveway with direct 
access to the parking structure along Pullman Street. This driveway is located approximately 100 
feet north of an existing driveway that now serves the office building and off-set from the Briggs 
Avenue/Pullman Street intersection.  A secondary full access driveway located at the southernmost 
edge of the property is provided for future tenant access to the Project parking structure. For the 
purposes of this study all vehicles entering and exiting the site during the AM peak hour and PM 
peak hour are assumed to utilize the primary driveway to provide a conservative traffic evaluation. 

Table 9-1 summarizes the intersection operations at the proposed project driveway along Pullman 
Street under near-term (Year 2016) and long-term (General Plan Buildout) traffic conditions at 
completion and full occupancy of the proposed Project.  The operations analysis for the project 
driveway is based on the Highway Capacity Manual 2000 (HCM 2000) methodology.  Review of 
Table 9-1 shows that the proposed project driveway along Pullman Street is forecast to operate at 
acceptable LOS B or better during the AM and PM peak hours for near-term (Year 2016) and long-
term (General Plan Buildout) traffic conditions.  As such, motorists entering and exiting the Project 
site will be able to do so comfortably, safely, and without undue congestion.   

Appendix F presents the Existing plus Project, Year 2016 plus Project and General Plan Buildout 
plus Project level of service calculation worksheets for the proposed project driveway. 

9.2 Sight Distance Evaluation 
At intersections and/or project driveways, a substantially clear line of sight should be maintained 
between the driver of a vehicle waiting at the crossroad and the driver of an approaching vehicle.  
Adequate time must be provided for the waiting vehicle to either cross all lanes of through traffic, 
cross the near lanes and turn left, or turn right, without requiring through traffic to radically alter 
their speed.  The Sight Distance Evaluation prepared for the proposed Project Driveways was based 
on the criteria and procedures set forth by the California Department of Transportation (Caltrans) in 
the State’s Highway Design Manual (HDM) for “Private Road Intersections”.  

The Caltrans HDM, in Section 405.1(2)(c), page 400-17, indicates that for Private Road 
Intersections, “The minimum corner sight distance shall be equal to the stopping sight distance as 
given in Table 201.1...”, where stopping sight distance is defined as the distance required by the 
driver of a vehicle, traveling at a given speed, to bring his vehicle to a stop after an object on the 
road becomes visible. Stopping sight distance is measured from the driver’s eyes, which are assumed 
to be 3.5 feet above the pavement surface, to an object 0.5-foot high on the roadway.   

The speed used in determining stopping sight distance is defined as the “critical speed” or 85th 
percentile speed which is the speed at which 85% of the vehicles are traveling at or less.  The critical 
speed is the single most important factor in determining stopping sight distance. Table 201.1 in the 
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HDM is used in determining stopping sight distance based on the critical speed of vehicles on the 
affected roadway.   

For this analysis, a design speed of 40 miles per hour for Pullman Street was utilized. Using Table 
201.1, titled Sight Distance Standards, in the Caltrans HDM for stopping, a minimum stopping sight 
distance of 300 feet applies based on the critical speed of 40 mph.  

Figures 9-1 and 9-2 present the results of the sight distance evaluation for the Project driveways on 
Pullman Street based on the stopping sight distance criteria. Both figures illustrate the limited use 
areas.  As shown, a motorist’s sight distance may be obstructed by on-street parking, landscapes 
and/or hardscapes along Pullman Street. Review of Figure 9-1 indicates that the stopping sight 
distance at the primary Project driveway on Pullman Street maybe insufficient. Close inspection of 
Figure 9-1 shows that existing and/or proposed landscaping as well as the ability to park curbside on 
Pullman Street within the “limited use area”, combined with the roadway alignment of Pullman 
Street, could limit the visibility of vehicles exiting the primary Project driveway. However, the sight 
lines at the Project driveways on Pullman Street as shown Figure 9-1 and Figure 9-2 are expected to 
be adequate if obstructions within the sight triangles are minimized.    

Hence, to ensure adequate sight distance is provided at the Project driveways, landscaping and/or 
hardscape on north side of these driveways should be designed such that a driver’s clear line of sight 
is not obstructed and does not threaten vehicular or pedestrian safety, as determined by the City 
Traffic Engineer.  

It is recommended that all plants and shrubs within the limited use area be of the type that will grow 
no higher than 30-inches above the curb or a have a canopy no lower than 72 inches above curb, 
especially in the limited use area to the north of the primary Project driveway.  In addition, the 
maximum tree size and minimum tree spacing in the limited use area should be limited to 24-inch 
caliper tree trunks (maximum size at maturity) spaced at 40-feet on center. 

 In addition, subject to review and approval by the City Traffic Engineer, it is recommended that on-
street parking is prohibited along the Project’s frontage within the “limited use areas”. For the 
primary Project driveway, it is recommended that with the parking restriction, a dedicated 
southbound right-turn lane with minimum storage of 100-feet be provided, while curb side parking is 
restricted for a minimum of 200 feet via installation of red curb. 

It should be noted that although the proposed Project driveway is located within close proximity to 
the existing intersection of Briggs Avenue and Pullman Street, the turning conflicts, eastbound left-
turns from Briggs Avenue and westbound left-turns out of the project driveway, are expected to be 
nominal.  Exiting volumes at the driveway peak during the AM peak hour which coincides with only 
two left-turn vehicles at Briggs Avenue.  The PM peak hour consists of a heavier inbound movement 
rather than outbound, however the volumes at Briggs Avenue only consist of 32 left-tuning vehicles.  
Since sight lines are satisfactory with implementation of above-mentioned recommendations, and 
conflicting turning volumes are minimal, the proposed Project driveway location relative to the 
Briggs Avenue/Pullman Street intersection is considered adequate. 
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TABLE 9-1 
PROJECT DRIVEWAY PEAK HOUR INTERSECTION CAPACITY ANALYSIS 

Key Intersection 

 
Time 

Period 

(1) 
Year 2016  

Cumulative 
Plus Project 

Traffic Conditions 

(2) 
General Plan  

Buildout 
Plus Project 

Traffic Conditions 

HCM LOS HCM LOS 

A. 
Pullman Street at AM 13.7 s/v B 13.7 s/v B 

Project Driveway PM 11.8 s/v B 11.8 s/v B 

Notes: 
 Bold HCM/LOS values indicate adverse service levels based on the City’s LOS standards. 
 s/v = seconds per vehicle 
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10.0 RECOMMENDED IMPROVEMENTS  
For those intersections where projected traffic volumes are expected to result in poor operating 
conditions, this report identifies roadway improvements that change the intersection geometry to 
increase capacity.  These capacity improvements involve roadway widening and/or restriping to 
reconfigure (add lanes) to specific approaches of a key intersection.  The identified improvements 
are expected to: mitigate the impact of area-wide deficiencies and/or improve Levels of Service to an 
acceptable range. Figure 10-1 illustrates the planned and recommended improvements. 

10.1 Planned Improvements 
Based on research at the City of Costa Mesa and input from the City Traffic Engineer, the following 
planned improvements have been identified and are included in the long-term (General Plan 
Buildout) cumulative conditions.   

 No. 1 – SR-55 Southbound Ramps at Baker Street: Widen and/or re-strip to provide an 
exclusive southbound free right-turn lane.  Modify the eastbound approach to provide an 
exclusive through lane, shared through/right-turn lane and an exclusive right-turn lane.  Modify 
existing traffic signal accordingly to current City of Costa Mesa standards and design 
requirements. 

 No. 2 – SR-55 Northbound Ramps at Baker Street: Widen and/or re-strip to provide an 
exclusive northbound left-turn lane, shared left/through lane and shared through/right-turn lane. 
Modify the eastbound approach to provide dual left-turn lanes.  Modify existing traffic signal 
accordingly to current City of Costa Mesa standards and design requirements. 

10.2 Project-Specific Mitigation Measures 
As summarized in Tables 8-1, 8-2 and 8-3 indicates that the proposed Project will have a significant 
impact at one intersection, Pullman Street at Baker Street, and will contribute to the adverse service 
level at another intersection, Red Hills Avenue at Baker Street. 

The following improvements at the Pullman Street/Baker Street intersection are recommended to 
mitigate significant impact of the Project.  

 No. 3 – Pullman Street at Baker Street:  Install a traffic signal and associated signing 
modifications and pavement legends, and incorporate driveway that provides access to the 
150 Baker Street property into the design per the City of Costa Mesa Design Guidelines and 
CA MUTCD. Install signal interconnect between proposed traffic signal and existing traffic 
signals on Baker at Redhill and/or Baker Street and SR-55 NB Ramps. In conjunction with 
signalization, restripe Baker Street to provide a dedicated eastbound and westbound left-turn 
lane. Install crosswalks and ADA compliant ramps as required by the City.  Implementation 
of this improvement will require the approval of the City of Costa Mesa. Per the City’s 
requirements, the installation of the traffic signal will be the sole responsibility of the Project. 

The following improvements at the Redhill Avenue/Baker Street intersection are recommended 
to mitigate contributory impact of the Project under General Plan Buildout traffic conditions.. 
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 No. 4 – Red Hill Avenue at Baker Street: Widen and/or re-stripe Red Hill Avenue to 
provide an exclusive southbound right-turn lane. Modify traffic signal accordingly to current 
City of Costa Mesa Standards and Design Guidelines. Per the City’s requirements, the 
Project can be expected to pay a fair-share of the construction costs to implement these 
mitigation measures. 

10.3 Traffic Impact Fees 
Pursuant to the requirements of the City of Costa Mesa, Traffic Impact Fees will be required of the 
proposed Project. The purpose of the fee is to fund the necessary transportation/circulation 
improvements that are related to incremental traffic impacts on the City’s circulation system by new 
development. The “City-wide” traffic impact fee, based on Average Daily Trips Ends (ADT), for all 
new development is assessed based on an incremental basis.  

Full occupancy of the existing office building would result in 684 daily trips (11.03 trip ends/1000 
SF x 62,000 SF = 684 daily trips), when compared to the proposed development with a total of 1,596 
daily trips results in a net difference of 912 daily trips. Review of Table 10-1 indicates that applying 
the net daily trips to the trip fee would result in a Project contribution of $165,072, which could 
“mitigate” the Project’s incremental traffic impact at the intersection of Red Hill Avenue and Baker 
Street.  However, the precise fee will be determined upon issuance of Project building permits. 

10.4 Project Specific Improvements 
Subject to review and approval by the City Traffic Engineer, the following improvements are 
recommended in conjunction with development of the proposed Project to ensure adequate access 
and egress to the site is provided: Install “STOP” signs and stop bars at the proposed Project 
driveways on Pullman Street. Install all appropriate striping, signage and/or pavement legends per 
City of Costa Mesa standards/requirements. 

 Restrict on-street parking along the Project’s frontage on Pullman Street, between the primary 
Project driveway and secondary Project driveway, via the installation of red curb and the 
appropriate parking restriction signs. 

 Maintain adequate sight distance for the primary Project driveway and secondary Project 
driveway by minimizing obstructions (i.e. landscaping and/or hardscape) within the “limited use 
area” on north side of this project driveway. Landscaping and/or hardscapes should be designed 
such that a driver’s clear line of sight is not obstructed and does not threaten vehicular or 
pedestrian safety, as determined by the City Traffic Engineer.  

 All plants and shrubs within the limited use area should be of the type that will grow no higher 
than 30-inches above the curb or a have a canopy no lower than 72 inches above curb. The 
maximum tree size and minimum tree spacing in the limited use area should be limited to 24-
inch caliper tree trunks (maximum size at maturity) spaced at 40-feet on center. 

 Prohibit on-street parking on the north side of the primary Project driveway for a minimum of 
200-feet via installation of red curb. Install a dedicated southbound right-turn lane on Pullman 
Street at primary Project driveway with a minimum storage of 100-feet. 
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TABLE 10-1 
TRAFFIC IMPACT FEES 

Average Daily Trip Ends (ADT) 

Traffic Impact  
Fee Rate               

($ per ADT) Project ADT 
Project Traffic  

Impact Fee 

 0 to 25 ADT $0 / ADT 0 ADT $0.00 

 26 to 50 ADT for incremental trips exceeding 25 ADT $50 / ADT 0 ADT $0.00 

 51 to 75 ADT for incremental trips exceeding 50ADT $75 / ADT 0 ADT $0.00 

 75 to 100 ADT for incremental trips exceeding 75 
ADT 

$100 / ADT 0 ADT $0.00 

 > 100 ADT for incremental trips exceeding 100 ADT $181 / ADT 912 ADT $165,072 

 TOTALS 912 ADT $165,072 

Notes: 
 ADT = Average Daily Traffic  
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11.0 PARKING ANALYSIS 
11.1 City Code Parking Requirements 
The parking requirements for the proposed Project are based on the City of Costa Mesa requirements 
as outlined in Section 13-85 and 13-87 Parking required of the City of Costa Mesa Municipal Code.  

The City’s Municipal Code specifies the following parking requirements for residential uses: 

 studio units – 1 covered space, 0.5 open space and 0.5 guest space 
 one bedroom units – 1 covered space, 1.0 open space and 0.5 guest space 
 two bedroom units – 1 covered space, 1.5 open space and 0.5 guest space 
 three bedroom units – 1 covered space, 2.5 open space and 0.5 guest space 

 
The above-referenced City parking codes were applied to the proposed Project.  Table 11-1 
summarizes the parking requirements for the proposed project.  As shown, direct application of the 
City’s code to the proposed Project results in a code-parking requirement of 547 spaces. When 
compared against the proposed parking structure supply of 547 spaces, the Project satisfies the 
City’s parking requirements. 
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TABLE 11-1 
CITY CODE PARKING REQUIREMENTS13 

Project Description Size Code Parking Ratio 

Spaces Required 

Covered Uncovered 

Apartments (236 DU)     

 Studio Units 24 Units 1 space covered, 0.5 spaces 
uncovered per unit 24 12 

 1 Bedroom Units 119 Units 1 space covered, 1.0 spaces 
uncovered per unit 119 119 

 2 Bedroom Units 85 Units 1 space covered, 1.5 spaces 
uncovered per unit 85 127 

 3 Bedroom Units 12 Units 1 space covered, 2.5 spaces 
uncovered per unit 12 30 

 Guest Parking 240 Units 0.5 spaces per unit for first 50 
units, 0.25 spaces beyond 50 units -- 73 

 Credit for Covered 
Spaces 216 Units 0.25 spaces per unit -54 -- 

 Total Code Parking Requirement:     547 

 Proposed Parking Supply:   547 

 Parking Surplus/Deficiency (+/-):   +0 

 

                                                 
13  Source:  City of Costa Mesa Municipal Code Section 13-85 and 13-87 Parking required.   
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12.0  CONGESTION MANAGEMENT PROGRAM (CMP) COMPLIANCE ASSESSMENT 
This analysis is consistent with the requirements and procedures outlined in the current Orange 
County Congestion Management Program (CMP).  The CMP requires that a traffic impact analysis 
be conducted for any project generating 2,400 or more daily trips, or 1,600 or more daily trips for 
projects that directly access the CMP Highway System (HS).  Per the CMP guidelines, this number 
is based on the desire to analyze any impacts that will be 3.0% or more of the existing CMP highway 
system facilities’ capacity.  

However, as noted in this traffic study, the proposed Project is expected to generate 1,596 daily trips, 
and thus does not meet the criteria required for a CMP traffic analysis.  Therefore, it is concluded 
that the proposed Project will not have any significant traffic impacts on the Congestion 
Management Program Highway System. 
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13.0 STATE OF CALIFORNIA (CALTRANS) METHODOLOGY 
In conformance with the current Caltrans Guide for the Preparation of Traffic Impact Studies, 
existing and projected AM and PM peak hour operating conditions at the two (2) state-controlled 
study intersections within the study area have been evaluated using the Highway Capacity Manual 
2000 operations method of analysis. These state-controlled locations include the following 
intersections: 

1.  SR-55 SB Ramps at Baker Street  

2.  SR-55 NB Ramps at Baker Street  

Caltrans “endeavors to maintain a target LOS at the transition between LOS “C” and LOS “D” on 
State highway facilities”; it does not require that LOS “D” (shall) be maintained.  However, Caltrans 
acknowledges that this may not always be feasible and recommends that the lead agency consult 
with Caltrans to determine the appropriate target LOS.  For this analysis, LOS D is the target level of 
service standard and will be utilized to assess the project impacts at the state-controlled study 
intersections.  

13.1 Highway Capacity Manual (HCM) Method of Analysis (Signalized Intersections) 
Based on the HCM operations method of analysis, level of service for signalized intersections is 
defined in terms of control delay, which is a measure of driver discomfort, frustration, fuel 
consumption, and lost travel time. The delay experienced by a motorist is made up of a number of 
factors that relate to control, geometries, traffic, and incidents. Total delay is the difference between 
the travel time actually experienced and the reference travel time that would result during ideal 
conditions: in the absence of traffic control, in the absence of geometric delay, in the absence of any 
incidents, and when there are no other vehicles on the road.   

In Chapter 16 of the HCM, only the portion of total delay attributed to the control facility is 
quantified. This delay is called control delay. Control delay includes initial deceleration delay, queue 
move-up time, stopped delay, and final acceleration delay.  In contrast, in previous versions of the 
HCM (1994 and earlier), delay included only stopped delay.  

Specifically, LOS criteria for traffic signals are stated in terms of the average control delay per 
vehicle.  The six qualitative categories of Level of Service that have been defined along with the 
corresponding HCM control delay value range for signalized intersections are shown in Table 13-1. 
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TABLE 13-1 
LEVEL OF SERVICE CRITERIA FOR SIGNALIZED INTERSECTIONS (HCM METHODOLOGY)14 

Level of Service 
(LOS) 

Control Delay Per Vehicle 
(seconds/vehicle) Level of Service Description 

A < 10.0 

This level of service occurs when progression 
is extremely favorable and most vehicles arrive 
during the green phase. Most vehicles do not 
stop at all. Short cycle lengths may also 
contribute to low delay. 

B > 10.0 and < 20.0 

This level generally occurs with good 
progression, short cycle lengths, or both. More 
vehicles stop than with LOS A, causing higher 
levels of average delay. 

C > 20.0 and < 35.0 

Average traffic delays. These higher delays 
may result from fair progression, longer cycle 
lengths, or both. Individual cycle failures may 
begin to appear at this level. The number of 
vehicles stopping is significant at this level, 
though many still pass through the intersection 
without stopping. 

D > 35.0 and < 55.0 

Long traffic delays At level D, the influence of 
congestion becomes more noticeable. Longer 
delays may result from some combination of 
unfavorable progression, long cycle lengths, or 
high v/c ratios. Many vehicles stop, and the 
proportion of vehicles not stopping declines. 
Individual cycle failures are noticeable. 

E > 55.0 and < 80.0 

Very long traffic delays This level is 
considered by many agencies (i.e. SANBAG) 
to be the limit of acceptable delay. These high 
delay values generally indicate poor 
progression, long cycle lengths, and high v/c 
ratios. Individual cycle failures are frequent 
occurrences. 

F ≥ 80.0 

Severe congestion This level, considered to be 
unacceptable to most drivers, often occurs with 
over saturation, that is, when arrival flow rates 
exceed the capacity of the intersection. It may 
also occur at high v/c ratios below 1.0 with 
many individual cycle failures. Poor 
progression and long cycle lengths may also be 
major contributing factors to such delay levels. 

 

                                                 
14 Source: Highway Capacity Manual 2000, Chapter 16 (Signalized Intersections). 
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13.2 Existing Plus Project Traffic Conditions 
Table 13-2 summarizes the existing plus project peak hour HCM level of service results at the two 
(2) state-controlled study intersections within the study area.  The first column (1) of HCM/LOS 
values in Table 13-2 presents a summary of existing traffic conditions.  The second column (2) 
presents existing plus project traffic conditions.  The third column (3) indicates whether the traffic 
associated with the Project will have a significant impact based on the LOS standards defined in this 
report.  The fourth column (4) of Table 13-2 indicates the anticipated operating conditions with 
implementation of improvements recommended to mitigate Project traffic and/or achieve an 
acceptable Level of Service. 

13.2.1 Existing Traffic Conditions 
Review of column one (1) of Table 13-2 indicates that both state-controlled study intersections 
currently operate at acceptable LOS D or better during the AM and PM peak hours. 

13.2.2 Existing Plus Project Traffic Conditions 
Review of Column two (2) of Table 13-2 indicates that traffic associated with the proposed Project 
will not significantly impact either of the key state-controlled study intersections, when compared to 
the LOS standards specified in this report.  The two (2) state-controlled study intersections are 
forecast to continue to operate at LOS D or better with the addition of Project generated traffic to 
existing traffic. 

13.3 Year 2016 Traffic Conditions 
Table 13-3 summarizes the Year 2016 peak hour HCM level of service results at the two (2) state-
controlled study intersections within the study area.  The first column (1) of HCM/LOS values in 
Table 13-3 presents a summary of existing traffic conditions.  The second column (2) presents Year 
2016 cumulative traffic conditions based on existing intersection geometry, but without any project 
generated traffic.  The third column (3) presents future forecast traffic conditions with the addition of 
Project traffic.  Column four (4) indicates whether the traffic associated with the Project will have a 
significant impact based on the LOS standards defined in this report.  The fifth column (5) of Table 
13-3 indicates the anticipated operating conditions with implementation of improvements 
recommended to mitigate Project traffic and/or achieve an acceptable Level of Service. 

13.3.1 Year 2016 Cumulative Traffic Conditions 
An analysis of future (Year 2016) cumulative traffic conditions indicates that the addition of ambient 
traffic growth and related projects traffic will not adversely impact either of the two (2) state-
controlled study intersections.  The two (2) state-controlled study intersections are forecast to 
operate at LOS D or better during the AM and PM peak hours with the addition of ambient traffic 
growth and related projects traffic. 
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TABLE 13-2 
EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS - CALTRANS 

Key Intersection 

 
Time 

Period 

(1) 
 

Existing 
Traffic Conditions 

(2) 
Existing 

Plus Project 
Traffic Conditions 

(3) 
 

Significant  
Impact 

(4) 
Existing 

Plus Project 
Plus Mitigation 

HCM 
(s/v) LOS 

HCM 
(s/v) LOS 

Increase 
(s/v) 

Yes/ 
No 

HCM 
(s/v) LOS 

1.  
SR-55 SB Ramps at AM 28.6 C 28.0 C -0.6 No -- -- 

Baker Street PM 31.4 C 31.6 C 0.2 No -- -- 

2.  
SR-55 NB Ramps at AM 31.1 C 31.2 C 0.1 No -- -- 

Baker Street PM 29.7 C 29.9 C 0.2 No -- -- 

Notes: 
 Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the City’s LOS standards. 
 s/v = seconds per vehicle 
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TABLE 13-3 
YEAR 2016 PEAK HOUR INTERSECTION CAPACITY ANALYSIS - CALTRANS 

Key Intersection 

 
Time 

Period 

(1) 
 
 

Existing 
Traffic Conditions 

(2) 
 

Year 2016  
Cumulative 

Traffic Conditions 

(3) 
Year 2016 

Cumulative  
Plus Project 

Traffic Conditions 

(4) 
 
 

Significant  
Impact 

(5) 
Year 2016 

Cumulative  
Plus Project 

Plus Mitigation 

HCM 
(s/v) LOS 

HCM 
(s/v) LOS 

HCM 
(s/v) LOS 

Increase 
(s/v) 

Yes/ 
No 

HCM 
(s/v) LOS 

1.  
SR-55 SB Ramps at AM 28.6 C 30.0 C 29.3 C -0.7 No -- -- 

Baker Street PM 31.4 C 33.3 C 33.5 C 0.2 No -- -- 

2.  
SR-55 NB Ramps at AM 31.1 C 33.0 C 33.0 C 0.0 No -- -- 

Baker Street PM 29.7 C 30.9 C 31.1 C 0.2 No -- -- 

Notes: 
 Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the City’s LOS standards. 
 s/v = seconds per vehicle 
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13.3.2 Year 2016 Cumulative Plus Project Traffic Conditions 
Review of Columns 3 and 4 of Table 13-3 indicates that traffic associated with the proposed Project 
will not significantly impact any of the two (2) state-controlled study intersections, when compared 
to the LOS standards specified in this report.  The two (2) state-controlled study intersections are 
forecast to continue to operate at LOS D or better with the addition of project generated traffic in the 
Year 2016.  

13.4 General Plan Buildout Traffic Conditions 
Table 13-4 summarizes the peak hour Level of Service results at the two (2) state-controlled study 
intersections for the General Plan Buildout.  The structure of this table is similar to the near-term 
(Year 2016) capacity analysis summary presented in Table 13-3. 

13.4.1 General Plan Buildout Cumulative Traffic Conditions 
Review of column 2 of Table 13-4 shows that projected long-term (General Plan Buildout) without 
project traffic will not adversely impact the two state-controlled study intersections.  The two (2) 
state-controlled study intersections are forecast to operate at LOS D or better during the AM and PM 
peak hours. 

13.4.2 General Plan Buildout Plus Project Traffic Conditions 
Review of Columns 3 and 4 of Table 13-4 indicates that traffic associated with the proposed Project 
will not significantly impact any of the two (2) state-controlled study intersections, when compared 
to the LOS standards specified in this report.  The two (2) state-controlled study intersections are 
forecast to continue to operate at LOS D or better for long-term (General Plan Buildout) plus project 
traffic conditions. 

Appendix G presents the Caltrans level of service calculation worksheets for the two state-controlled 
study intersections. 
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TABLE 13-4 
GENERAL PLAN BUILDOUT PEAK HOUR INTERSECTION CAPACITY ANALYSIS - CALTRANS 

Key Intersection 

 
Time 

Period 

(1) 
 
 

Existing 
Traffic Conditions 

(2) 
 

General Plan 
Buildout 

Traffic Conditions 

(3) 
General Plan 

Buildout 
Plus Project 

Traffic Conditions 

(4) 
 
 

Significant  
Impact 

(5) 
General Plan 

Buildout 
Plus Project 

Plus Mitigation 

HCM 
(s/v) LOS 

HCM 
(s/v) LOS 

HCM 
(s/v) LOS 

Increase 
(s/v) 

Yes/ 
No 

HCM 
(s/v) LOS 

1.  
SR-55 SB Ramps at AM 28.6 C 26.1 C 25.4 C -0.7 No -- -- 

Baker Street PM 31.4 C 24.4 C 24.7 C 0.3 No -- -- 

2.  
SR-55 NB Ramps at AM 31.1 C 34.2 C 35.0 C 0.8 No -- -- 

Baker Street PM 29.7 C 25.5 C 25.5 C 0.0 No -- -- 

        Notes: 
 Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the City’s LOS standards. 
 s/v = seconds per vehicle 
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14.0 SUMMARY OF FINDINGS AND CONCLUSIONS 
 Project Description – The project site is located at 125 Baker Street which is on the south west 

corner of Baker Street and Pullman Street in the City of Costa Mesa, California. The proposed 
Project includes the demolition of the existing 62,000 SF office building and the development of 
a 240 unit apartment complex, consisting of 119 one-bedroom units, 85 two-bedroom units, 12 
three-bedroom units and 24 studio units with a multi-level parking structure in place of the 
existing office building. Parking will be provided on-site via a six-level parking structure with 
547 spaces.  Access the project site will be provided via two full access driveways on Pullman 
Street. 
 

 Study Scope – The following six (6) key study intersections were selected for detailed peak hour 
level of service analyses under Existing Traffic Conditions, Existing Plus Project Traffic 
Conditions, Year 2016 Cumulative Traffic Conditions, Year 2016 Cumulative plus Project, 
General Plan Buildout Cumulative Traffic Conditions, and General Plan Buildout Cumulative 
plus Project Traffic Conditions.  

 
Key Study Intersections  

1. SR-55 Southbound Ramps at Baker Street  4.   Red Hill Avenue at Baker Street  

2. SR-55 Northbound Ramps at Baker Street 5.   Pullman Street at Briggs Avenue  

3. Pullman Street at Baker Street 6.  Red Hill Avenue at Briggs Avenue 
 

 Existing Traffic Conditions – One (1) of the six (6) key study intersections currently operate at 
an acceptable service level during the AM and PM peak hours. The Intersection of Pullman 
Street at Baker Street operates at LOS E during the PM peak hour.  The remaining five (5) key 
study intersections currently operate at acceptable service levels during the AM and PM peak 
hour. Based on the traffic signal warrant analysis, existing traffic volumes justify the installation 
of a traffic signal at the intersection of Pullman Street and Baker Street 
 

 Project Trip Generation – The proposed Project is forecast to generate approximately 1,596 daily 
trips, with 122 trips (24 inbound, 98 outbound) produced in the AM peak hour and 149 trips (96 
inbound, 53 outbound) produced in the PM peak hour. The existing land use at 74% occupancy, 
is expected to generate 506 daily trips, with 57 trips (53 inbound, 4 outbound) produced in the 
AM peak hour and 57 trips (22 inbound, 35 outbound) produced in the PM peak hour. 
 
When the trip generation potential of the proposed Project is compared to that of the existing 
“occupied floor area” of the office building, the Project is forecast to result in 1,090 additional 
daily trips, 65 net AM peak hour trips and 92 net PM peak hour. 
 

 Existing Plus Project Traffic Conditions – The proposed Project will significantly impact one 
(1) of the six (6) key study intersections.  Pullman Street at Baker Street is forecast to operate at 
LOS F during the AM and PM peak hour. The remaining five (5) key study intersections 
currently operate and are forecast to continue to operate at an acceptable service level during the 
AM and PM peak hours with the addition of Project generated traffic to existing traffic. 
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 Year 2016 Cumulative Traffic Conditions Plus Project – The proposed Project will significantly 
impact one (1) of the six (6) key study intersections.  Pullman Street at Baker Street is forecast to 
operate at LOS F during the AM and PM peak hour. The remaining five (5) key study 
intersections currently operate and are forecast to continue to operate at an acceptable service 
level during the AM and PM peak hours with the addition of Project generated traffic to existing 
traffic. 

 
 General Plan Buildout Cumulative Traffic Conditions Plus Project – The proposed Project will 

significantly impact one (1) of the six (6) key study intersections.  Pullman Street at Baker Street 
is forecast to operate at adverse service levels during the AM and PM peak hour. The remaining 
five (5) key study intersections will not have a project impact during the AM and PM peak hours 
based on the City’s LOS standards and significant impact criteria defined in this report. 

 
 Site Access – The proposed project driveways along Pullman Street is forecast to operate at 

acceptable LOS during the AM peak hour and PM peak hours for near-term (Year 2016) and 
long-term (General Plan Buildout) traffic conditions. To ensure adequate sight distance is 
provided at the Project driveways, parking restrictions should be implemented and landscaping 
and/or hardscape on north side of these project driveway should be designed such that a driver’s 
clear line of sight is not obstructed and does not threaten vehicular or pedestrian safety  

 
 Planned Improvements – The following are planned General Plan improvements:  

 

 No. 1 – SR-55 Southbound Ramps at Baker Street: Widen and/or re-strip to provide an 
exclusive southbound free right-turn lane.  Modify the eastbound approach to provide an 
exclusive through lane, shared through/right-turn lane and an exclusive right-turn lane.  
Modify existing traffic signal accordingly to current City of Costa Mesa standards and design 
requirements. 

 No. 2 – SR-55 Northbound Ramps at Baker Street: Widen and/or re-strip to provide an 
exclusive northbound left-turn lane, shared left/through lane and shared through/right-turn 
lane. Modify the eastbound approach to provide dual left-turn lanes.  Modify existing traffic 
signal accordingly to current City of Costa Mesa standards and design requirements. 

 Recommended Project-Specific Mitigation Measures – To mitigate the significant impact of the 
proposed Project at Pullman Street and Baker Street and off-set the contributory Project impacts 
at Redhill Avenue and Baker Street, the improvements listed below are recommended.  

 No. 3 – Pullman Street at Baker Street:  Install a traffic signal and associated signing 
modifications and pavement legends, and incorporate driveway that provide access to the 150 
Baker Street property into the design per the City of Costa Mesa Design Guidelines and CA 
MUTCD. Install signal interconnect between proposed traffic signal and existing traffic 
signals on Baker at Redhill and/or Baker Street and SR-55 NB Ramps. In conjunction with 
signalization, restripe Baker Street to provide a dedicated eastbound and westbound left-turn 
lane. Install crosswalks and ADA compliant ramps as required by the City.  Implementation 
of this improvement will require the approval of the City of Costa Mesa. As indicated earlier, 
existing traffic volumes justify the installation of a traffic signal at this location. Per the 
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City’s requirements, the installation of the traffic signal will be the sole responsibility of the 
Project. 

 No. 4 – Red Hill Avenue at Baker Street: Widen and/or re-strip to provide an additional 
through lane in the northbound and southbound direction.  Modify existing traffic signal 
accordingly to current City of Costa Mesa standards and design requirements. Per the City’s 
requirements, the Project can be expected to pay a fair-share of the construction costs to 
implement these mitigation measures. 

 Project Traffic Impact Fees - Based on the City’s Traffic Impact Fee Program, the proposed 
Project can be expected to pay a total of $160,185 in Traffic Impact Fees which could “mitigate” 
the Project’s incremental traffic impact at the intersection of Red Hill Avenue and Baker Street.   
The precise fees will be determined upon issuance of Project building permits. 
 

 Project-Specific Improvements: Subject to review and approval by the City Traffic Engineer, the 
following improvements are recommended in conjunction with development of the proposed 
Project to ensure adequate access and egress to the site is provided:  

 
 Restrict on-street parking along the Project’s frontage on Pullman Street, between the 

primary Project driveway and secondary Project driveway, via the installation of red curb and 
the appropriate parking restriction signs. 

 Maintain adequate sight distance for the primary Project driveway and secondary Project 
driveway by minimizing obstructions (i.e. landscaping and/or hardscape) within the “limited 
use area” on north side of this project driveway. Landscaping and/or hardscapes should be 
designed such that a driver’s clear line of sight is not obstructed and does not threaten 
vehicular or pedestrian safety, as determined by the City Traffic Engineer.  

 All plants and shrubs within the limited use area should be of the type that will grow no 
higher than 30-inches above the curb or a have a canopy no lower than 72 inches above curb. 
The maximum tree size and minimum tree spacing in the limited use area should be limited 
to 24-inch caliper tree trunks (maximum size at maturity) spaced at 40-feet on center. 

 Prohibit on-street parking on the north side of the primary Project driveway for a minimum 
of 200-feet via installation of red curb. Install a dedicated southbound right-turn lane on 
Pullman Street at primary Project driveway with a minimum storage of 100-feet. 

 
 Parking Analysis – Direct application of the City’s code to the proposed Project results in a 

code-parking requirement of 547 spaces. When compared against the proposed parking structure 
-supply of 547 spaces, the proposed Project satisfies the City’s requirements.   

 
 CMP Compliance Assessment – No significant impacts are expected to occur on the Orange 

County Congestion Management Program roadway network due to the development and full 
occupancy of the proposed Project. 
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To: Mr. Raja Sethuraman 
City of Costa Mesa 

Date: April 30, 2013 

From: Richard E. Barretto, P.E., Principal 
LLG, Engineers 

LLG Ref: 2.13.3373.1 

Subject: 
Traffic Study Scope of Work for the 125 Baker Street Apartments Project 
Costa Mesa, California 

 
As a follow-up to our prior discussions, Linscott, Law & Greenspan, Engineers 
(LLG) is pleased to submit the following Traffic Study Scope of Work for the 
proposed 125 Baker Street Apartments (herein referred to as Project) in the City of 
Costa Mesa, California, for your review and approval.  The work program provided 
herein is based on our preliminary telephone conversation of March 14, 2013 along 
with a follow up telephone conversation on April 29, 2013 and the most current 
project information provided by the project applicant, Red Oaks Investments.  

Traffic Study Scope of Work  
The Traffic Impact Analysis for the proposed 125 Baker Street Apartments will 
satisfy the traffic impact requirements of the City of Costa Mesa and be consistent 
with the requirements and procedures outlined in the current 2009 Congestion 
Management Program (CMP) for Orange County.  
 
A. Project Address/Location: The Project site is located south of Baker Street, east 

of SR-55 NB Off-Ramp and west of Pullman Street at 125 Baker Street in the 
City of Costa Mesa, California. The subject property is currently developed with 
a two-story, 62,000 square-foot (SF) office building and surface parking that is 
now 74 percent occupied. Access to the Project site is now provided via a full 
access driveway on Baker Street and two full access driveways on Pullman Street.   
See attached Figure 1-1, a Vicinity Map that illustrates the general location of the 
Project and surrounding street system. Figure 2-1 is an existing aerial photograph 
of the Project site. 
 

B. Project Description: The proposed Project includes the development of a 235 
unit apartment complex, consisting of 128 one-bedroom units, 100 two-bedroom 
units and 7 studio units with a multi-level parking structure in place of the 
existing office building.  As now proposed, primary access to the site will be 
provided via a full access driveway along the west side Pullman Street, south 
Briggs Avenue at approximately the same location of the site’s existing driveway. 
Secondary access and fire access will be provided another full access driveway 
Pullman Street. Subject to confirmation of the project applicant, the proposed 
Project is expected to be completed by 2015/2016. Figures 2-2 illustrates the 
preliminary site plan for the Project prepared by Architects Orange, dated March 
15, 2013.   

 

 



Mr. Raja Sethuraman 
April 2, 2013 
Page 2 
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C. Traffic Study Locations: Based on our preliminary discussions and review of the 
project vicinity, the following six (6) key study intersections represent a list of 
study intersections to be evaluated in the Project’s traffic impact study. 

 
Study Intersections 

1. SR-55 Southbound Ramps at Baker Street (Signalized) 
2. SR-55 Northbound Ramps at Baker Street (Signalized) 
3. Pullman Street at Baker Street (Unsignalized) 
4. Red Hill Avenue at Baker Street (Signalized) 
5. Pullman Street at Briggs Avenue (Unsignalized) 
6. Red Hill Avenue at Briggs Avenue (Unsignalized) 

 
 For Pullman Street at Baker Street, a traffic signal warrant analysis will be 

conducted. 
 

D. Traffic Counts: AM peak hour and PM peak hour traffic counts for the six (6) 
key study intersections will be collected during the AM peak period and PM peak 
period of a typical weekday.  

 
In support of a traffic signal warrant analysis, conduct 24-hour directional traffic 
counts at the Pullman Street/Baker Street intersection.  
 
The traffic counts were collected April 11, 2013. 
 

E. Project Trip Generation: The trip generation potential of the proposed Project 
will be estimated using the average rates for ITE Land Use 220: Apartments 
published in the Trip Generation, 9th Edition, Institute of Transportation 
Engineers (ITE), Washington, D.C. (2012). For the existing office building, the 
average trips rates for ITE Land Use 710: General Office Building will be utilized 
for the Daily trips.  However, the AM and PM peak hours are based on existing 
driveway counts conducted April 11, 2013.   
 
While the upper half of Table 1 summarizes the trip generation rates used in 
forecasting the vehicular trips generated by the proposed Project Land Use, the 
lower half provides a summary of the Project’s daily, AM and PM peak hour trip 
generation potential as well as the existing office building’s trip generation 
“budget”.   

A review of the lower portion of Table 1 shows the trip generation forecast for the 
Project. As shown, the proposed Project is forecast to generation 1,562 daily trips, 
with 120 trips (24 inbound, 96 outbound) produced in the AM peak hour and 146 
trips (94 inbound, 52 outbound) produced in the PM peak hour. The existing land 
use at 74% occupancy, is expected to generate 506 daily trips, with 57 trips (53 
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inbound, 4 outbound) produced in the AM peak hour and 57 trips (22 inbound, 35 
outbound) produced in the PM peak hour. 

When the proposed Project is compared to the existing “occupied floor area”, the 
Project is forecast to result in 1,056 additional daily trips, 63 net AM peak hour 
trips and 89 net PM peak hour. 

F. Trip Distribution: See attached Figure 3 for the Project Trip Distribution Pattern 
and Figure 4 for the Existing Office Trip Distribution Pattern, as well as a tabular 
summary on Table 2. 

Project traffic volumes both entering and exiting the site have been distributed 
and assigned to the adjacent street system based on the following considerations:  

o location of site access points in relation to the surrounding street system, 
o the site's proximity to major traffic carriers and regional access routes, 
o physical characteristics of the circulation system such as lane 

channelization and presence of traffic signals that affect travel patterns, 
o presence of traffic congestion in the surrounding vicinity,  
o ingress/egress availability at the project site, and  
o input from City staff. 

G. Analysis Methodology and Scenarios: The LOS calculations will be based on 
Intersection Capacity Utilization (ICU) methodology for signalized intersections 
and Highway Capacity Manual (HCM) methodology for unsignalized 
intersections. The Project’s potential impact will be based on the City of Costa 
Mesa significant impact criteria. The following scenarios are those for which LOS 
calculations will be performed using the ICU and HCM methodologies: 

a. Existing Traffic,  
b. Existing Plus Project Traffic less Existing Office Building Traffic, and 
c. Scenario (b) With Mitigation, if necessary, 
d. Near Term Project Buildout without Project Traffic (Existing plus 

Ambient Growth at 1% per year to 2015/2016 plus Related Projects), 
e. Near Term Project Buildout with “Net” Project Traffic, 
f. Scenario (e) with Mitigation, if necessary, 
g. Long Term as presented in the CMTM dated August 2003, 
h. Long Term as presented in the CMTM dated August 2003 with “Net” 

Project Trafffic, 
i. Scenario (h) with Mitigation, if necessary. 

Related projects, planned and/or approved, have been researched at the City of 
Costa Mesa and Irvine Planning Departments and as a result no related 
projects are being considered as part of this analysis. 
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H. Other Issues:  
 Evaluate site access and internal circulation, especially as it relates to 

line of sight for the Project driveways on Pullman Street to ensure safe 
access is maintained for the Project. 

 Traffic Signal Warrant Analysis for Pullman Street at Baker Street. 
 Conduct LOS calculations at the proposed project driveway(s). 
 Confirm adequacy of parking supply based on a comparison with City-

code parking ratios. 

 * * * * * * * * * * * 

We appreciate the opportunity to provide this scope of work. Should you have any 
questions, please call me at (949) 825-6175. Thank You. 

Recommended by:  

_________________________________________  April 30, 2013 

Consultant’s Representative  Date 

Approved by: 

 

________________________________________ 

  

_____________ 

City of Costa Mesa      Date 
 

cc: 

 
File 
Shane Green, P.E., Transportation Engineer III 
 

Attachment



 

N:\3300\2133373 - 125 Baker Street Apartments, Costa Mesa\Letters & Memorandums\3373 TIA Scope of Work Agreement 4-30-2013.doc 

 
TABLE 1 

PROJECT TRAFFIC GENERATION FORECAST1
F  

ITE Land Use Code /  
Project Description 

Daily 
2-Way 

AM Peak Hour PM Peak Hour 

Enter  Exit Total Enter Exit Total 

Generation Rates:        

 220: Apartments (TE/DU) 6.65 0.10 0.41 0.51 0.40 0.22 0.62 

Generation Forecasts:        

Proposed Project        

 125 Baker Street Apartments (235 DU) 1,562 24 96 120 94 52 146 

Existing Occupied Floor Area        

 General Office Building                
(62,000 SF @ 74% occupancy)  F

2 -506 -53 -4 -57 -22 -35 -57 

Total “Net Occupied ” Project Trip 
Generation: Proposed Project Minus 
Existing Occupied Office Floor Area 

1,056 -29 92 63 72 17 89 

 
Notes: 
TE/DU = Trip end per dwelling unit 

 

                                                 
1  Source: Trip Generation, 9th Edition, Institute of Transportation Engineers, (ITE) [Washington, D.C. (2012)]. 
2  AM and PM peak hour trips are based on existing driveway counts conducted April 11, 2013.  Daily trips are 

estimated using the ITE Land Use 710: General Office Building rate of 11.03. 
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TABLE 2 
PROJECT DIRECTIONAL DISTRIBUTION PATTERN 

Apartment 
Distribution 
Percentage 

Existing Office 
Distribution 
Percentage 

Orientation/Direction 

35% 40% To/from the north via SR-55 Freeway 

20% 20% To/from the south via SR-55 Freeway 

20% 15% To/from the north via Red Hill Avenue 

10% 15% To/from the south via Red Hill Avenue 

15% 10% To/from the west via Baker Street 

100% 100% Total 
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Figure 2-2
Proposed Site Plan
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