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I.  Introduction 
 
This Preliminary Water Quality Management Plan (WQMP) has been prepared to provide 
specifications for the post-construction management of storm water runoff from the proposed 
project at Westside Lofts, 1640 Monrovia Avenue in the City of Costa Mesa, California. 
 
This Preliminary WQMP provides an overview of the proposed development plan, identifies 
potential sources of storm water pollution of the land uses, and recommends appropriate Best 
Management Practices (BMPs) or pollution control measures to reduce the discharge of pollutants 
in storm water runoff.  The intent of this Preliminary WQMP is to obtain conceptual approval from 
the City of the proposed Treatment Control BMPs.  Further details on the proposed project, 
selected BMPs and associated maintenance, educational materials, and other measures to reduce 
pollutants will be provided in the Final WQMP. 
 
 

II. Project and Site Description 
 
The proposed Westside Lofts project site is a 6.8-acre parcel in the City of Costa Mesa, CA.  The 
project site is bounded by Monrovia Avenue to the west and Babcock Street to the east, and is 
situated south of 17th Street and north of 16th Street.  Under existing conditions, the project site 
consists of two large industrial buildings with several smaller buildings and associated parking.  
Surface runoff generally flows west to east towards Babcock Street.  There are no existing storm 
drain facilities on the project site or in the adjoining streets.  Babcock Street flows north from the 
site to 17th Street. 
 
The project site does have some existing water quality issues.  The site is a former aerospace 
industrial site.  There are a few areas of solvent contamination that will be excavated and removed 
during the construction phase as complete remediation of the site specific contamination.  Of 
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more concern is an extensive contaminated groundwater plume beneath the site that comes from 
an unknown off-site source.  This plume is off-gassing and the vapors will need to be controlled by 
a vapor barrier, venting system beneath all structures.  Due to this plume, it is not advisable to 
have any kind of BMP that uses infiltration.  Infiltration devices have been eliminated from 
consideration on this site. 
 
The proposed development is composed of two components, a residential component and an 
office component.  The proposed development includes the demolition of all existing facilities 
including buildings and appurtenant parking. 
 
Residential Component 
 
The first element is 151 condominiums in a four story building configuration.  A separate four 
level parking structure will be developed adjacent to the residential buildings, resulting in a “wrap” 
type product.  The garage will contain approximately 253 parking stalls. Units will average 800 
square feet in size.  The architectural style of the project, both interior and exterior, will be a 
contemporary “loft type” design with average ceiling heights of 10 feet; open floor plans; and 
individual storage provided within each unit.  The project will offer common recreational and 
clubhouse amenities, including a pool and fitness center.   A trash compactor for the 
condominium project will be located outside at the southeast corner of the parking structure.  
Trash bins will be located inside the parking structure (fully covered) and will be wheeled out to the 
compactor for processing. The trash compactor area will be kept in a clean and neat condition 
and the area will be picked up thoroughly after each use. 
 
In addition, there will be 5 custom lots available for live/work lofts on 4,000 sf lots.  The lots will 
be sold to individuals who will be subject to constructing live/work lofts in accordance with specific 
architectural design standards.   These lots will provide parking on site.  Trash will be collected on 
an individual homeowner basis. 
 
Office Component 
 
The project consists of a total of 42,000 gross square feet of office/commercial space.  There will 
be 6 individual for sale buildings.  One of the buildings is a 2,000 square foot space allocated 
for restaurant use.  Four of the buildings will be two stories in height and contain approximately 
5,000 square feet each.  The fifth office building will be 3-4 stories in height and have 19,500 
square feet of building area.  The fifth office building will have an adjacent parking garage sized 
for 6 cars.  Parking for the office component will be an uncovered parking lot of approximately 
167 spaces.   Parking and drive aisles comprise 2.19 acres of the site.  Trash facilities for the 
office component will be located within the parking lot, and will be properly designed per city 
standards to prevent run-on and run-off. 
 
The project site may also feature a fountain and additional landscaping features currently in the 
conceptual design phase. Further details on the proposed residential units, landscaping, and other 
facilities will be provided in the Final WQMP.  This project is a Priority Proiect. 
 
The project site is located within the Newport Bay Watershed.  The Newport Bay Watershed covers 
13.2 square miles along the coast of central Orange County.  It includes portions of Costa Mesa 
and Newport Beach.  The East Costa Mesa, Santa Isabel, and other smaller channels drain into 
Newport Bay. 
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Runoff from the project site ultimately drains into Lido Channel of the Newport Bay.  Based on the 
2006 section 303(d) list published by the Santa Ana RWQCB, Upper and Lower Newport Bay is 
impaired for Chlordane, Copper, DDT, metals, PCBs and sediment toxicity.  The sources of these 
pollutant stressors include urban runoff, agriculture, and unknown sources.1 
 
The types of project features listed below that are proposed for Westside Lofts are: (1) Attached 
Residential Development, (2) Detached Residential, (3) Office/Commercial and (4) Parking Lots.  
As a result, anticipated pollutants include: heavy metals, nutrients, pesticides, sediments, trash and 
debris, oil and grease, oxygen demanding substances and pathogens.  Since metals are 
anticipated pollutants for the project site, and the ultimate receiving water body is listed as 
impaired for these pollutants, they are considered Priority Pollutants of Concern, as defined by the 
Countywide Model WQMP. 
 
 

III. Best Management Practices (BMPs) 
 
SITE DESIGN BMPS 
 
Site design considerations to reduce the potential for impacts upon surface water and 
groundwater quality shall be incorporated into the Project’s design.  The following summarizes the 
Site Design BMPs incorporated into the proposed project.  Further details will be provided in the 
Final WQMP. 
 
 Impervious surfaces have been minimized by providing landscaped areas within and around 

the proposed residential units.  Landscaping is also used to further disconnect impervious 
surfaces. 

 Streets and sidewalks have been designed with minimum width requirements to minimize 
impervious surfaces. 

 Structure parking for the condominium site further minimizes impervious surfaces. 
 
SOURCE CONTROL BMPS 
 
Routine source control BMPs are required to be incorporated in all new development and 
redevelopment projects unless not applicable.  The following summarizes the Source Control 
BMPs incorporated into the proposed project.  Further details will be provided in the Final WQMP. 
 
 Tenant Education (N1) 
 Activity Restrictions (N2) 
 Common Area Landscape Management (N3) 
 BMP Maintenance (N4) 
 Common Area Litter Control (N11) 
 Employee Training (N12) 

                                                   
1 State Water Resources Control Board (SWRCB), Environmental Protection Agency.  Revisions of the Clean Water Act 
Section 303(d) list of water quality limited segments, Staff Report 2003. 
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 Street Sweeping Private Streets and Parking Lots (N15) 
 Proper Trash Storage Design 
 Efficient Irrigation System and Landscape Design 
 Pet Waste Stations 
 Roof Drainage will be piped to Landscape Areas through Drainage Emitters 

 
 
TREATMENT CONTROL BMPS 
 
Prior to construction, 98% of the site is impervious and the runoff coefficient is 0.88.  After 
completion, the entire site will be 78% impervious and the runoff coefficient will be 0.73.   
 
Roof drains will drain to pop-up drainage emitters in vegetated areas where the discharge will 
sheet flow over grassy areas and thence into drive aisles. 
 
Because there are no drainage facilities both within the project boundary and immediately 
downstream, the majority of project low-flow runoff will be treated on site by a trench drain or 
parkway drain media filter BMP system.  High flows will bypass the filtration system and discharge 
onto Monrovia Avenue or Babcock Street, as under existing conditions.  The treated low flows will 
discharge onto Monrovia Avenue or Babcock Street, as under existing conditions. 
 
 
Because of existing groundwater conditions, it has been determined that infiltration is not a viable 
alternative for this site.  Bio Clean Trench Drain Filters or Bio Clean “Hydrocarbon Type” Flume 
Filters will be the BMP of choice for this site.  The media filter cartridges will use ZPGTM (a Zeolite, 
Perlite and GAC (Granulated Activated Carbon) blend).  ZPGTM can remove pollutants such as 
particulates, organics, hydrocarbons and total suspended sediments, total nutrients and 
complexed and soluble metals.  This proprietary BMP uses flow calculations for sizing of filters. 
 
 
The following table reflects the area calculations used in the subsequent flow calculations. 
 

AREA DESIGNATION TOTAL AREA 

Pavement 2.2 

Landscape 1.5 

Building Roof Areas 3.1 

TOTAL 6.8 

 

AREA DESIGNATION TOTAL AREA-AC. 

Area A – west to Monroivia Ave. 0.7 

Area B – southernmost exit to Babcock Street 0.9 

Area C – main access road exit to Babcock St. 3.0 

Area D – Parking lot exit to Babcock St. 2.2 

TOTAL 6.8 
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In accordance to the Countywide Model WQMP, the treatment BMP will be sized to treat the 
maximum flow rate of runoff produced from a rainfall intensity of 0.2 inch of rainfall per hour for 
each hour of a storm event.  This is termed the Stormwater Quality Design Flow.  The Stormwater 
Quality Design Flow (SQDF), is thus determined by the following equation: 
 

SQDF   =  C * I * ATOTAL PER AREA 
 
Where:  C   =  coefficient of runoff (see Appendix 1) = 0.73 

I   =  0.2 in/hr 
  ATOTAL PER AREA =  total area to be treated  
 
 
The calculations are provided in the table below. 
 
 

AREA 
DESIG-
NATION 

ACRES 
PER 
AREA 

% 
IMPER- 
VIOUS 

“C” I = 
0.2 
In/hr 

Q(TREAT) 
C*I*A 
in cfs 

FLUME 
FILTER 
TREAT-
MENT  
CAPA- 
CITY 
in cfs 

TRENCH 
DRAIN 
FILTER 
CAPACITY  
in cfs/ft 

FEET OF 
TRENCH 
DRAIN 
RE-
QUIRED 

TREATED 
WATER  
in cfs 

Area A 0.7 78 0.73 0.2 0.10 0.2 N/A N/A 0.2 

Area B 0.9 78 0.73 0.2 0.13 0.2 N/A N/A 0.2 

Area C 3.0 78 0.73 0.2 0.44 N/A 0.064 7.0 0.45 

Area D 2.2 78 0.73 0.2 0.32 N/A 0.064 5.0 0.32 

TOTAL 6.8    0.99    1.17 

 
 
The total area treated is 6.8 acres.  The number of Flume Filters required is two.  12 feet of 
Trench Drain filter is required.  Therefore the design treatment of the areas is sufficient for this 
proprietary treatment.  In accordance to the Countywide Model WQMP, the treatment BMPs will 
be sized to treat the 0.99 cfs flow.  Filters are sized to treat 1.17 cfs.  
 
 

IV. BMP Maintenance 
 
It has been determined that Nexus Development shall assume all Source Control and Treatment 
Control BMP inspection and maintenance responsibilities for the Westside Lofts.  Should the 
maintenance responsibility be transferred at any time during the operational life of Westside Lofts, 
such as when an HOA or POA is formed for a project, a formal notice of transfer shall be 
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submitted to the City of Costa Mesa at the time responsibility of the property subject to this WQMP 
is transferred.  Further details on BMP maintenance activities and responsibilities will be provided 
in the Final WQMP. 
 
 
TREATMENT CONTROL BMP MAINTENANCE 
 
Pop-up emitters will be maintained by Nexus Development through their building maintenance 
and landscape contractors on a monthly basis. 
 
The trench and flume filters will be inspected prior to the rainy season, before October first, and at 
least twice during the rainy season, October through April.  Filter socks with media will be 
replaced as indicated by visual inspection and per the manufacturer’s recommendations (usually 
at least annually.)  A zeolite, perlite and granulated activated charcoal mixture will be used as 
filter media (ZPGTM or approved equal.) 
 
 
 
 
FIGURES AND  ATTACHMENTS 
 
Figure 1  Vicinity Map 
Figure 2  Water Quality Management Plan 
Attachment 3  Table A-1 County DAMP 
Attachment 4  Tables – CEQA Guidance, Model WQMP 
Attachment 5  ESA MAP 
Attachment 6  BMP Fact Sheets 
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Table 7.I-2 Exhibit 7.I CEQA Guidance 
Table 7.I-3 Exhibit 7.I CEQA Guidance 
Table 7.II-4 Exhibit 7.II Model WQMP 
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