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1. Introduction 
W-WP Westside Gateway Owner VII, LLC, the project applicant, seeks City approval of  a Master Plan, 
Vesting Tentative Tract Map, and deviations from the Mesa West Bluffs Urban Plan development standards to 
redevelop a nine-acre property. The Westside Gateway project consists of  the development of  177 residential 
lofts and live/work units as well as related site improvements, including internal private streets and drive 
aisles, walkways, parking areas, common open space and recreation areas, and landscaping. A detailed project 
description is provided in Section 1.4, Project Description. 

The City of  Costa Mesa, as lead agency, is responsible for preparing environmental documentation in 
accordance with the California Environmental Quality Act (CEQA) to determine if  approval of  the 
discretionary actions requested and subsequent development would have a significant impact on the 
environment. As defined by Section 15063 of  the CEQA Guidelines, an Initial Study is prepared primarily to 
provide the lead agency with information to use as the basis for determining whether an environmental 
impact report (EIR), Negative Declaration, or Mitigated Negative Declaration (MND) would be appropriate 
for providing the necessary environmental documentation and clearance for the proposed project. This Initial 
Study has been prepared to support the adoption of  an MND. 

1.1 PROJECT LOCATION 
The nine-acre project site (Assessor’s Parcel Number 424-291-11) is an irregularly shaped lot at 671 West 17th 
Street in the City of  Costa Mesa, situated on the southeast corner of  the 17th Street/Pomona Avenue 
intersection, approximately 1.25 miles northeast of  the Pacific Ocean. The project site is bounded by 17th 
Street to the north, Pomona Avenue to the west, and Superior Avenue to the southeast. Figures 1, Regional 
Location, and 2, Local Vicinity, show the location of  the project site within the regional and local contexts of  
Orange County and the City, respectively. The City is in the southcentral portion of  Orange County. As 
shown in Figure 1, the City is surrounded by the City of  Santa Ana to the north, the City of  Newport Beach 
to the south and east, and the cities of  Huntington Beach and Fountain Valley to the west, and the City of  
Irvine to the east. Regional access to the project site is via State Route 55 (SR-55/Newport Boulevard). Local 
access is provided primarily from 17th Street and Pomona Avenue, with secondary access provided from 
Superior Avenue through a linear extension of  the site (see Figure 2).  

1.2 ENVIRONMENTAL SETTING 
1.2.1 Existing Land Use  
Figure 3, Aerial Photograph, shows the existing land uses, and Figures 4a and 4b, Site Photographs, depict the 
existing conditions onsite. As shown in these figures, the project site is currently developed with a number of  
buildings, structures, and site improvements associated with past and present light industrial, manufacturing, 
and commercial uses. The project site is owned by W-WP Westside Gateway Owner VII, LLC, and portions 
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of  the site are currently used as a general industrial/manufacturing facility leased by Atlas Copco. CarMart, a 
used car dealer (vehicles are stored in an indoor showroom), also occupies one of  the existing buildings in the 
northeastern end of  the project site for commercial use. The site comprises 17 buildings and structures, 
outdoor overhang work/assembly/storage areas, a liquefied natural gas testing facility on the western portion 
of  the site, and parking areas on the northern, northwestern, and southern portions of  the site (see Figure 3). 
The buildings and structures consist of  offices, assembly and staging buildings, machine shops, warehouse 
storage buildings, maintenance sheds, engineering laboratories, and a liquefied natural gas testing area, totaling 
approximately 153,000 square feet. Approximately 50 percent of  the buildings are vacant, and the remaining 
are occupied by Atlas Copco and CarMart. Additionally, a small area of  the southernmost parking area is 
currently used by the adjacent Boathouse Collective (a multimedia venue showcasing a restaurant, art shows, 
music performances, and special events) as a social-gathering and eating area. The area is enclosed with 
storage containers and includes seating, tables, and planters.  

Other existing site improvements include driveways, drive aisles, parking area landscaping—including a 
number of  mature ornamental trees along the northern and western portions of  the project site, as well as a 
few scattered trees internal to the site—and other hardscape improvements (see Figure 3). The trees onsite 
include figs, jacarandas, palms, sweet gums, locusts, and pines. A curb-adjacent public sidewalk (approximately 
10 feet wide) runs along the entire western site boundary of  Pomona Avenue and a portion of  the northern 
site boundary of  17th Street. Electrical transmission and distribution lines on wooden poles run along the 
northern site boundary, and telephone and cable distribution lines on wooden poles run along the western 
site boundary. A bus stop (for Orange County Transit Authority Route 55) with a bench and trash receptacle 
is on the south side of  17th Street near the northwestern site boundary. The ground surface onsite generally 
slopes from east to west. 

1.2.2 Surrounding Land Use 
As shown in Figure 3, Aerial Photograph, surrounding land uses consist of  commercial and light industrial uses 
to the north, south, west, and southeast, and a live/work project is under construction to the east, abutting 
the project site (see photo location 4a-1 of  Figure 4a, Site Photographs). Specific land uses include the Mesa 
Business Center to the west, which includes a number of  commercial and light industrial businesses (e.g., 
electronics, sportswear, custom vehicles); commercial and light industrial uses to the north, including window 
tinting, upholstery, computer repair, art supplies, and home furnishing businesses; Trader Joes and Petco to 
the northwest; commercial and light industrial uses to the southeast, including a roofing supplies and services 
business, a diner, and plumbing heating, and air conditioning business; and commercial and light industrial 
uses to the south, including Dakota Collective, a clothing manufacturer, and Model Glass & Mirror, a 
residential and commercial glass business. 
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1.3 PROJECT BACKGROUND 
1.3.1 Past and Present Site Uses 
J.C. Carter developed the site in 1951 for the manufacturing of  aerospace-related ground fuel-dispensing 
products. Operations at the project site historically consisted of  design and manufacturing of  fuel control and 
delivery products for the aerospace industry, including the manufacturing of  marine and cryogenic fuels such 
as liquid natural gas. By the late 1990s, Argo-Tech/Eaton Corporation owned the aerospace and marine 
divisions, and Carter Cryogenics continued operation of  the cryogenics division at the site as a lessee. In 
2007, Argo-Tech transferred the property to 17th Street Realty LLC and subsequently to W-WP Westside 
Gateway Owner VII, LLC, and leased the property to continue operations. Argo-Tech moved out of  the 
project site in 2009, leaving Carter Cryogenics to continue operations on a portion of  the site. Atlas Copco 
has since acquired the cryogenic pump portion of  the J.C. Carter business, and now occupies several areas of  
the project site. As noted earlier, CarMart also occupies one of  the existing buildings in the northeastern 
portion of  the project site. 

1.3.2 Existing Zoning and General Plan 
The project site is designated Light Industry in the City’s General Plan land use map, which applies to areas 
intended for a variety of  light and general industrial uses, including small manufacturing and service 
industries, as well as larger industrial operations.  

The project site is zoned MG (General Industrial) on the City’s Zoning Map and is in the Mesa West Bluffs 
Urban Plan, which has a Live/Work Lofts or Residential Overlay Zone over the project site. Per the City’s 
Municipal Code, the MG zoning district is intended for a variety of  industrial areas that contain a wide range 
of  light and general industrial activities, including artist studios, computer and data processing, wholesale 
distribution, manufacturing, furniture repair, etc. 

Mesa West Bluffs Urban Plan 
The Westside Implementation Plan (adopted in March 2005) covers approximately 1,788 acres of  the City’s 
Westside area. The Westside area is generally bounded by 19th Street to the north (with the exception of  
Placentia Avenue), the Santa Ana River to the west, the City of  Newport Beach to the south, and Harbor 
Boulevard and Superior Avenue to the east. Under the Westside Implementation Plan, three urban plans (19 
West Urban Plan, Mesa West Bluffs Urban Plan, and Mesa West Residential Ownership Urban Plan) were 
created to establish overlay zones in specific portions of  the City’s Westside areas and to help implement 
redevelopment and revitalization of  these areas. The urban plans do not propose any major intensification of  
land uses; instead, they emphasize improving the Westside area by providing visual enhancement and 
encouraging and providing guidance for the development of  live/work units or residential development in the 
plan area.  

The project site lies within the southeastern portion of  the Mesa West Bluffs Urban Plan (adopted April 
2006; see Figure 5, Mesa West Bluffs Urban Plan Area), which covers approximately 277 acres north of  16th 
Street, south of  Victoria Street, and between Whittier and Superior Avenues. The Mesa West Bluffs Urban 
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Plan includes a Live/Work Lofts or Residential Overlay Zone over the entire area covered under the plan, 
including the project site. The overlay zone applies zoning provisions (e.g., permitted uses, development 
standards) and allows mixed-use and residential development opportunities. In July 2009, the City amended 
the Mesa West Bluffs Urban Plan and added additional objectives to encourage a variety of  quality mixed 
uses. 

As defined in the Mesa West Bluffs Urban Plan, residential lofts are multiple-family residential dwelling units 
with an open or flexible floor plan designed to accommodate a variety of  activities in a single housekeeping 
unit, including but not limited to living, sleeping, food preparation, entertaining, and work spaces. Residential 
lofts can include multi-level townhomes and single-level stacked flats. A live/work unit is a mixed-use 
development composed of  commercially or service oriented joint work and living quarters in the same 
building, where typically the primary use is a place of  work and where there are separately designated 
residential and work areas. A live/work unit consists of: (a) living/sleeping area, kitchen, and sanitary facilities 
in conformance with the Uniform Building Code and (b) adequate workspace accessible from the living area, 
reserved for and used by the resident(s). 

1.4 PROJECT DESCRIPTION 
1.4.1 Site Plan and Character 
The project applicant (W-WP Westside Gateway Owner VII, LLC) is seeking approval of  a Master Plan, 
Vesting Tentative Tract Map, and deviations from the Mesa West Bluffs Urban Plan development standards to 
redevelop the nine-acre project site with a mix of  residential lofts and live/work units. The project as 
proposed requires discretionary approval per the Mesa West Bluffs Urban Plan. The aforementioned 
entitlements (or discretionary approvals) would be required from the City in order for the Proposed Project 
to be developed; they are discussed in detail in Section 1.4.7, Project Entitlements.  

In order to redevelop the project site, all existing buildings, structures, parking areas, drive aisles, and 
hardscape improvements would be demolished, and a number of  mature ornamental trees and other 
landscape improvements throughout the site would be removed (site structures and features to be demolished 
or removed are shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs). Site redevelopment may 
also require soil remediation due to past and present light industrial and manufacturing uses, as well as utility 
infrastructure improvements along the northern and western site boundaries.  

Once the project site is cleared and graded and all soil remediation is completed, the project applicant would 
redevelop the project site with the Westside Gateway Project (or Proposed Project). Under the Proposed 
Project, the project site would be developed with up to 177 dwelling units, which would include a mix of  
three product types to create a sense of  variation and a series of  different neighborhood types, as follows:  

 An attached live/work product totaling 89 units.  

 A detached live/work product totaling 42 units.  

 An attached residential loft product totaling 46 units.    
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Table 1 provides a summary of  the proposed product type mix as well as various components of  the product 
types (e.g., number of  units, square footages, density/intensity, building heights). 

Table 1 Product Type Summary 

Product Type1 
Number 
of Units Description 

Living Area 
in SF 

Workspace 
Area in SF 

Gross Area/ 
Unit in SF 

Intensity/ 
Density2 

Building  
Height3 

A1 – Attached Live/Work 33 2 bedrooms 
+ 3.5 bathrooms 1,637 290 1,927 — 40 FT 

(3 stories) 

A2 – Attached Live/Work 25 3 bedrooms 
+ 4 bathrooms 1,609 263 1,872 — 40 FT  

(3 stories) 

A3 – Attached Live/Work 31 3 bedrooms 
+ 3.5 bathrooms 1,684 291 1,975 — 40 FT 

(3 stories) 
Subtotal 89 — — — — 1.15 FAR — 

B1 – Loft 32 1 bedroom + 3 flex 
+ 3.5 bathrooms 1,907 — 1,907  40 FT 10 IN 

(3 stories) 

B2 – Loft 14 2 bedrooms + 2 flex 
+ 3 bathrooms 1,929 — 1,929  40 FT 10 IN 

(3 stories) 

Subtotal 46 — — — — 12.99 
DU/AC — 

C1 – Detached Live/Work 14 3 bedrooms 
+ 3.5 bathrooms 1,613 257 1,870 — 40 FT  

(3 stories) 

C2 – Detached Live/Work 17 3 bedrooms 
+ 3.5 bathrooms 1,594 262 1,856 — 40 FT 2 IN 

(3 stories) 

C3 – Detached Live/Work 11 3 bedrooms 
+ 3.5 bathrooms 1,739 259 1,998 — 40 FT 2 IN 

(3 stories) 
Subtotal 42 — — — — 0.68 FAR — 

Total 177 — — — — — — 
Notes: SF = square footage; DU/AC = dwelling units per acre; FAR = floor area ratio; FT = feet; IN = inches 
1 Live/Work units include commercial “work” space on the ground floor, and living space and bedrooms on the upper levels. Residential lofts include an open or flexible 

floor plan designed to accommodate a variety of activities, including work spaces. 
2 In the Mesa West Bluffs Urban Plan, development intensity is measured by du/ac for residential uses and FAR for live/work units. 
3  All of the residential lofts and live/work units include a roof deck.  

 

In the Mesa West Bluffs Urban Plan, development intensity is measured by dwelling units per acre (du/ac) for 
residential uses and floor area ratio (FAR) for live/work units. The maximum densities (du/ac) for residential 
lofts and FAR for live/work units permitted under the Mesa West Bluffs Urban Plan are 13 du/ac and 1.0 (or 
1.25 by deviation if  appropriate findings can be made), respectively. As shown in Table 1, the density of  the 
proposed residential lofts would be just under 13 du/ac, and the FAR would be 1.15 for the attached 
live/work units and 0.68 for the detached live/work units. The increased FAR of  the attached live/work units 
would require City approval of  a deviation from the Mesa West Bluffs Urban Plan development standards; 
the deviation is described in detail in Section 1.4.7, Project Entitlements.  

Figure 6, Conceptual Site and Landscape Plan, illustrates the conceptual site design and layout of  the Proposed 
Project. The design calls for a vehicular connection between Pomona and Superior Avenues and provides a 
series of  urban parks and gathering areas. The placement and layout of  the three product types would help 
create different neighborhood types. As shown in Figure 6, the residential lofts would occupy the central 
portion of  the project site (internal), along the interior open space and east/west private street; the attached 
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live/work units would run along a portion of  the western site boundary, the entire stretch of  the northern 
boundary, and internal to the site in the northwestern and northeastern portions; and the detached live/work 
units would be developed along the southwestern site boundary and in the southern portion of  the site.  

The residential lofts would be developed in buildings ranging from five to seven units per building, with one 
row of  lofts in each building. All of  the residential lofts would have unit entries fronting internal walkways. 
The attached live/work units would be developed in buildings ranging from four to seven units per building, 
with one row of  live/work units in each building. All of  the attached live/work units proposed along the 
western and northern site boundaries would have unit entries oriented toward Pomona Avenue and 17th 
Street, respectively, with the remainder of  the units having entries fronting internal walkways. A portion of  
the detached live/work units would have unit entries oriented toward Pomona Avenue, with the remaining 
units having entries fronting internal walkways. All of  the residential lofts and live/work units would be three 
stories (up to approximately 40 feet in height; see building elevations in Figures 7a through 7e and Table 1) 
and would include roof  decks, patios and balconies, and two-car garages.  

Figures 7a through 7e illustrate the conceptual building elevations and the proposed architectural style and 
elements of  the residential lofts and live/work units. The proposed architectural style would be Modern 
Contemporary, consistent with the style of  other mixed-use projects (existing or under construction) in the 
Westside area, including the live/work project under construction to the east, abutting the project site (see 
Figure 3, Aerial Photograph, and photo location 4a-1 of  Figure 4a, Site Photographs). The proposed residential 
lofts and live/work units would include design elements (e.g., roof  style, window fenestration and details, wall 
material) according to their architectural style. For example, under the Modern Contemporary architectural 
style and as shown in Figures 7a through 7e, the buildings would include stucco walls and accent stucco, 
painted metal finishing, recessed panels, vinyl windows, precision-cut CMU (Concrete Masonry Unit) block 
veneer, horizontal metal railings along the rooftop and balconies, deep balconies and rooftop trellis, and 
smooth panel garage doors. The final design and architectural style of  the buildings is subject to review and 
approval by the City’s Planning Commission.  

Other project components include landscaping, open space, and recreation improvements; access, circulation, 
and parking improvements; infrastructure improvements; and sustainability measures, each of  which is 
discussed in detail below. All of  the internal private streets and drive aisles, common open space and 
recreation areas and facilities, courtyards, and streetscapes within the project site boundaries would be owned 
and maintained by a future homeowners association (HOA). The streetscape along the Pomona Avenue and 
17th Street right-of-way would be owned and maintained by the City.  

1.4.2 Landscaping, Open Space and Recreation 
As shown in Figure 6, Conceptual Site and Landscape Plan, a landscape plan would be included as a part of  the 
Proposed Project. The landscape plan includes the planting of  new trees, shrubs, and groundcover along the 
project boundaries, between the buildings, along the private streets and walkways, and in common open space 
and recreation areas. Although the Proposed Project would remove all existing trees onsite (total of  87), it 
would replace them with a greater number of  trees (approximately 358 new trees). All landscaped areas would 
be maintained by a future HOA.   
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Figure 6 - Conceptual Site and Landscape Plan 
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Figure 7a - A-Plex Elevations: Live/Work
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Figure 7b - B-Plex Elevations: Lofts
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Figure 7c - Unit C1 Elevations: Detached Live/Work
1.  Introduction

0

Scale (Feet)

30

WESTSIDE GATEWAY PROJECT INITIAL STUDY
CITY OF COSTA MESA



W E S T S I D E  G A T E W A Y  P R O J E C T  I N I T I A L  S T U D Y  
C I T Y  O F  C O S T A  M E S A  

1. Introduction 

Page 26 PlaceWorks 

This page intentionally left blank. 

  



PlaceWorks
Source: Withee Malcolm Architects, LLP, 2014

Figure 7d - Unit C2 Elevations: Detached Live/Work
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Figure 7e - Unit C3 Elevations: Detached Live/Work
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As shown in Figure 6, Conceptual Site and Landscape Plan, four common open space and recreation areas would 
be provided onsite for residents of  the Proposed Project. The open space and recreation area plan includes a 
central park, a passive open space, a tot lot, and a community garden. The L-shaped central park, which 
features three separate but connected areas, would be in the central portion of  the project site (see Figure 6) 
and stepped to match the natural grade parallel to 17th Street. In addition to the common open space and 
recreation areas, all of  the residential lofts and live/work units include private open space areas in the form of  
roof  decks, patios, and balconies. 

The main area of  the central park would feature a group dining terrace with a barbecue counter; shade trellis 
for dining tables; fire pit with built-in benches; bocce ball court with synthetic lawn; shuffle board court with 
built-in benches; dog-walking areas; an open play lawn; large canopy tree for shading; and a paseo. The two 
other connected areas would be a central dining terrace and central gathering area along the linear paseo of  
the park (see Figure 6). The central dining terrace would include a barbecue counter, tables, and enhanced 
paving. The central gathering area would include a fire pit, built-in benches, and lawn with benches. A series 
of  pedestrian walkways would further link the central park to a series of  paseos and courtyards, to other 
common open space and recreation areas, and to 17th Street and Pomona Avenue. 

The passive open space would be along the east-central boundary of  the project site and would be flanked by 
attached live/work units on the north and south. This open space area would include an open lawn area and 
benches. The tot lot would be in the southern end of  the project site (see Figure 6) and would feature a 
children’s play structure and benches. The community garden would be near the northwestern site boundary 
and would include raised planting beds, low fencing, and decomposed granite paths.  

In addition to the common open space and recreation areas, the Proposed Project would include a few paseos 
and courtyards, which would include landscaping, walkways, and enhanced paving at the entry to the 
residential lofts and live/work units. All common open space and recreation areas would include trees for 
shading, would be accessible to the project’s residents via internal walkways, and would be maintained by an 
HOA. 

A retaining wall (approximately 2 to 3.5 feet in height) would also be constructed along the portion of  the 
western site boundary where the attached live/work units front onto Pomona Avenue, abutting the public 
sidewalk. Stairs and an accessible ramp would also be provided along this portion of  the western site 
boundary (see Figure 6).  

1.4.3 Access, Circulation and Parking Improvements 
Onsite Improvements 
Primary access to the project site would be provided via 17th Street and Pomona Avenue, with secondary 
access provided via Superior Avenue (see Figure 6). Both access drives off  of  17th Street and Pomona 
Avenue would be designed as full-access drives (all vehicle turning movements permitted). The Superior 
Avenue access drive would be designed as a full-egress access drive (left- and right-out permitted)/right-in 
only (no left-turn in from Superior Avenue). All three access drives would connect to a network of  internal 
private streets (various widths and configurations), which would provide vehicular access to the residential 
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lofts and live/work units and be maintained by the future HOA. Some of  the private streets would include 
parking and a sidewalk on one or both sides of  the streets. The private streets would also provide access to 
garages at the rear of  proposed residential lofts and live/work units.  

A curb-adjacent public sidewalk (approximately 10-feet wide) runs along the entire stretch of  the western site 
boundary along Pomona Avenue and a portion of  the northern site boundary, along 17th Street (see Figures 
4a, Site Photographs, and 4b, Site Photographs). Due to the potential undergrounding of  the existing electrical 
lines along the Pomona Avenue project frontage that would be undertaken with the Proposed Project (which 
is discussed in detail below), some improvements would be made to this public sidewalk. Specifically, the 
undergrounding efforts could require that portions or the entirety of  this public sidewalk be demolished and 
replaced; landscape improvements would also be provided along this public sidewalk, including the 
installation of  a landscaped parkway (see Figure 6).  

The Proposed Project would also improve the public sidewalk condition along the southern portion of  17th 
Street, which forms the northern site boundary; currently, the public sidewalk starts at the 17th 
Street/Pomona Avenue intersection and terminates approximately 165 feet west of  the intersection at the 
existing project site access drive (see Figure 4a). The existing, partial sidewalk would be demolished and a new 
sidewalk would be constructed along the entire stretch of  the 17th Street project frontage as a part of  the 
17th Street roadway improvements (provision of  an additional eastbound travel lane, which is discussed in 
detail below) that would be undertaken with the Proposed Project; thereby, connecting the new sidewalk to 
the existing sidewalk east of  and abutting the project site near the northeastern site boundary (see photo 
location 4a-1 of  Figure 4a). Landscape improvements would also be provided along this public sidewalk, 
including the installation of  a landscaped parkway (see Figure 6). 

Upon project completion, the public sidewalks along Pomona Avenue and 17th Street would continue to 
serve the project site and surrounding communities and land uses. The public sidewalks would connect to the 
project site’s internal pedestrian walkways at key locations along the 17th Street and Pomona Avenue project 
frontages. The internal pedestrian walkways would include landscaping, which would be maintained by the 
future HOA. The series of  internal pedestrian walkways would also link the proposed central park to a series 
of  paseos and courtyards and to 17th Street and Pomona Avenue. Pedestrian crosswalks with enhanced 
paving would also be provided at key locations along various private streets.  

Parking for residents and visitors would be provided onsite in accordance with the parking provisions of  the 
Mesa West Bluffs Urban Plan. All of  the residential lofts and live/work units would include attached two-car 
parking garages that would be accessed from the proposed private streets. Guest and additional resident 
parking spaces (which include compact parking) would be provided onsite in designated parking areas, mainly 
along the east/west private street that would connect Pomona Avenue and Superior Boulevard (see Figure 6). 
By locating the majority of  the site’s parking along this private street, a greater percentage of  the site could be 
landscaped. Compact parking is proposed at 4 percent of  total parking supply or 14 percent of  uncovered 
parking supply. 

As shown in Figure 6, bicycle parking racks would also be provided near the 17th Street and Pomona Avenue 
access drives, in accordance with the provisions of  Section 5.106.4 (Bicycle Parking) of  the California Green 
Building Standards Code.  
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Offsite Improvements 
Roadway Widening 

Offsite roadway improvements would be implemented along the southern portion of  17th Street to 
accommodate the Proposed Project. Specifically, the existing eastbound travel lane that abuts the project 
frontage (from Pomona Avenue to approximately the northeastern site boundary) would be widened to 
provide for an additional travel lane, as well as curb and gutter and sidewalk improvements. As shown in 
Figure 3, Aerial Photograph, the portion of  17th Street that stretches almost the entire length of  the northern 
site boundary includes one eastbound travel lane. From approximately the northeastern site boundary to 
Superior Avenue, 17th Street includes two travel lanes, thereby forming a bottleneck near the northeastern 
site boundary. Upon completion of  the project-related roadway improvements, the portion of  17th Street on 
the northern site boundary would include two eastbound travel lanes, matching the portion of  17th Street 
between the northeastern site boundary and Superior Avenue. This circulation-related project design feature 
would be implemented by the project applicant and included as a condition of  approval for the Proposed 
Project. 

Public Transit 

Improvements would be made to the existing Orange County Transportation Authority (OCTA) bus stop 
(for Route 55) located along the southern side of  17th Street, which is near the northwestern site boundary. 
Currently, the bus stop includes a bus stop sign, bench, and trash receptacle. The 17th Street roadway 
improvements identified above (provision of  an additional eastbound travel lane) would include removal and 
relocation of  the bus stop from its existing location; requiring both a temporary relocation of  the bus stop 
through the duration of  the 17th Street roadway improvement phase (if  determined necessary by OCTA) and 
a permanent relocation once the roadway improvement phase is completed.  

During construction, OCTA would either add a temporary bus stop somewhere along the south side of  17th 
Street in proximity of  the project site, or temporarily discontinue service at this location. If  the bus stop is 
temporarily relocated, the location it is not known at this time. Upon completion and dedication of  the 17th 
Street roadway improvements, a new permanent bus stop and pad (no bus turnout needed) similar to the 
current bus stop and pad would be installed near its existing location, just a few feet further south; however, 
the new bus stop and pad (bus turnout needed) may be relocated west of  the project site along 17th Street on 
property currently owned or controlled by the City, subject to approval of  OCTA and the City’s 
Transportation Division. The project applicant would coordinate with OCTA and the City’s Transportation 
Division on the relocation efforts of  both the temporary (if  required) and permanent bus stop and pads. This 
transit-related improvement would be included as a condition of  approval for the Proposed Project. 

1.4.4 Infrastructure Improvements 
Water 
The Mesa Consolidated Water District (MCWD) provides potable water to the existing light industrial, 
manufacturing, and commercial uses onsite and would provide potable water service for the Proposed 
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Project’s residential lofts and live/work units. New potable water lines would be laid in the private streets and 
connect to MCWD’s existing eight-inch public water mains along 17th Street and Pomona Avenue.  

Proposed potable water infrastructure improvements would include trenching and exposing existing lines for 
connections, trenching and installing new lines, and break-in connections to existing main lines. No offsite 
water line construction or upsizing would be required to accommodate the Proposed Project. However, some 
construction would occur within the public right-of-ways of  17th Street and Pomona Avenue in order to 
make the necessary infrastructure connections. The public water mains along 17th Street and Pomona Avenue 
are and will continue to be maintained by MCWD, and the proposed water lines onsite would be maintained 
by the future HOA. Fire hydrants would be installed at key locations internal to the site, as required by the 
Costa Mesa Fire Department, to meet the hose-pull requirements and provide adequate fire access to the 
Proposed Project. 

Wastewater 
The Costa Mesa Sanitary District (CMSD) provides wastewater collection service to the existing uses onsite 
and would provide wastewater service for the proposed residential lofts and live/work units. Wastewater 
would be collected onsite via a series of  sewer lines in the private streets and would be gravity fed to a 
connection point with CMSD’s existing eight-inch sewer main in Pomona Avenue near the proposed western 
access drive. This eight-inch sewer main connects to CMSD’s principal 15-inch trunk line in 17th Street at the 
17th Street/Pomona Avenue intersection. Wastewater collected by CMSD is sent to the Orange County 
Sanitation District (OCSD) plants for treatment and disposal—specifically, treatment plants in Fountain 
Valley and Huntington Beach. 

Proposed wastewater infrastructure improvements would include trenching and exposing existing lines for 
connections, trenching and installing new lines, and break-in connections to existing mainlines. No offsite 
wastewater line construction or upsizing would be required for the wastewater system to accommodate the 
Proposed Project. However, some construction would occur within the public right-of-way of  Pomona 
Avenue in order to make the necessary infrastructure connections. The sewer main line along Pomona 
Avenue will continue to be maintained by CMSD, and the proposed lateral connections and sewer lines onsite 
would be maintained by the future HOA.  

Drainage 
Under existing conditions, runoff  from the project site generally drains toward Pomona Avenue (lower point 
of  the project site) via sheet flow into drainage swales onsite, with some runoff  exiting the southeastern end 
of  the site toward Superior Avenue, as illustrated in Figure 8, Existing Hydrology. Site runoff  to the west enters 
the curb and gutter along Pomona Avenue and eventually reaches a catch basin near the west-central portion 
of  the project site. Site runoff  to the southeast enters the curb and gutter along Superior Avenue and 
continues southwest along Superior Avenue. Currently, there are no water quality devices to provide any 
treatment for runoff  generated onsite. Additionally, per the City’s Master Drainage Plan, the existing storm 
drain system is deficient in the project area.  
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Figure 8 - Existing Hydrology
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Figure 9 - Proposed Hydrology
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At project buildout, runoff  would be conveyed to the west and southeast, similar to existing conditions, as 
illustrated in Figure 9, Proposed Hydrology. The Proposed Project includes the construction of  an underground 
storm drain system to capture site runoff. Site runoff  would be routed from catch basins in the private streets 
through underground storm drain pipes and out to the existing underground storm drain pipe in Pomona 
Avenue near the west-central site boundary (see Figure 8). Some site runoff  would also be directed toward 
Superior Avenue. Connection to the existing underground storm drain pipe in Pomona Avenue would require 
some construction activity along this street, as well as temporary lane closures. Additionally, due to the 17th 
Street roadway improvements identified above (provision of  an additional eastbound travel lane from 
Pomona Avenue to approximately the northeastern site boundary), new curb and gutter improvements would 
be provided along the southern portion of  17th Street. Drainage easements to the City would be provided 
along the entire frontage of  Pomona Avenue and 17th Street to accommodate the additional storm drain 
facilities constructed under the Proposed Project. 

In addition to the catch basins and storm drain pipes, modular wetlands would be placed in certain areas of  
the project site (see Figure 9). These systems would collect and filter runoff  from the project site, and would 
be designed to treat the required volume of  runoff  before discharging offsite. Other drainage and water 
quality management devices include bioretention areas with underdrains, tree well catch basins, disconnection 
of  impervious surfaces (to the extent possible), and other source control best management practices (BMPs), 
as discussed in Section 3.9, Hydrology and Water Quality. The large landscape areas proposed throughout the site 
(see Figure 6) would also provide permeable areas for stormwater filtration.  

Utilities and Service Systems 
Plans for utilities and service systems would include the provision of  electricity (Southern California Edison), 
natural gas (Southern California Gas Company), telecommunications facilities (telephone, cable, and data: 
AT&T and Time Warner Cable), and solid waste (Costa Mesa Sanitary District). All new utility infrastructure 
for electricity, natural gas, telecommunications, and cable service would be installed underground, except for 
pad-mounted transformers and other utility boxes required by the utility providers. 

Additionally, as noted earlier, electrical transmission and distribution lines on wooden poles run along the 
western site boundary (Pomona Avenue), and telephone and cable distribution lines on wooden poles run 
along the northern site boundary (17th Street). To the extent practical or feasible, project implementation 
would include undergrounding the distribution lines only and removing the associated wooden poles along 
both Pomona Avenue and 17th Street. The existing pole at the northwest corner of  the project site, which 
carries electrical distribution and transmission lines, would remain above ground. Removal and 
undergrounding of  electrical, telephone, and cable distribution lines would be conducted by the project 
applicant in coordination with the utility service providers (Southern California Edison, AT&T, and Time 
Warner Cable) and the City’s Engineering Division, and will be included as a condition of  approval for the 
Proposed Project. 
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1.4.5 Sustainability 
It is the project applicant’s intent that the Proposed Project be designed using green building practices by 
incorporating portions of  the 2013 California Green Building Standards Code (CAlGreen; incorporated by 
reference in Section 5-1 [Construction Codes Adopted] of  the City Municipal Code) that are applicable to the 
project. Following is a list of  some of  the sustainability features that would be incorporated into the 
Proposed Project:  

 All buildings would include deep balconies and rooftop trellis to shade the buildings and counter the 
warming effects of  the sun. 

 Low volatile organic compound (VOC) exterior and interior paint would be used throughout. 

 High-efficiency lighting and controls would be provided in all the buildings. 

 The exterior walls and windows of  all the buildings would be specified to high energy–efficiency 
standards. 

 Water usage would be minimized through the use of  native planting, efficient irrigation systems, and 
high-efficiency restroom and kitchen fixtures. 

Other sustainability features would be considered by the City as the Proposed Project is refined during the 
design review and construction phase. 

1.4.6 Project Phasing and Construction 
Upon approval of  the Proposed Project by the City, development is anticipated to be completed in four 
phases—demolition and site clearing, soil remediation, grading, and construction. Overall project 
construction is estimated to take 16 to 18 months (time frame when first units could be occupied), beginning 
in mid- to late 2015. The Proposed Project would require approximately 14,000 cubic yards of  soil export and 
no import. Additionally, project implementation would require the hauling of  demolition debris.  

1.4.7 Project Entitlements 
The following entitlements (or discretionary approvals) from the City would be required in order for the 
Proposed Project to be developed: 

 Master Plan (PA-14-29). In accordance with the provisions of  the Mesa West Bluffs Urban Plan, 
development of  the Proposed Project requires the approval of  a Master Plan (see Figure 10, Master Plan). 
The Master Plan would activate the zoning provisions of  the Mesa West Bluffs Urban Plan for the 
project site and provide an overall development plan for the site. Upon activation by an approved Master 
Plan, the underlying zoning district (MG [General Industrial]) would be superseded by the zoning 
regulations of  the Mesa West Bluffs Urban Plan. Approval of  a Master Plan would permit the 
development of:  
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 46 residential lofts (13 du/ac allowed; just under 13 du/ac proposed)  
 131 live/work units (1.0 to 1.25 FAR allowed; 1.15 FAR proposed for the attached live/work units)  

 Vesting Tentative Tract Map (VTTM 17800). Approval of  VTTM 17800 (see Figure 11, Vesting 
Tentative Tract Map 17800), which would be for condominium purposes, would allow for the subdivision 
of  the project site into one lot and establish the legal means of  permitting the individual sale of  the 
dwelling units. VTTM 17800 also dedicates various easements, including easements for ingress and egress 
and for utility infrastructure.  

 Deviations. Per the Mesa West Bluffs Urban Plan, deviations from the development standards may be 
approved through the Master Plan approval process, provided certain findings are made. The following 
deviations from the development standards are requested for project implementation:  

• Interior Garage Dimensions. Minimum 20 by 20 feet dimension required; 19 by 20 feet proposed. 

• Minimum Building Separation. Minimum 10 feet between buildings required; 6 feet proposed. 

• FAR. Only applies to live/work, with a maximum permitted FAR of  1.0 (can be up to 1.25 FAR 
subject to findings); 0.68 proposed for the detached live/work units and 1.15 FAR proposed for the 
attached live/work units.  

• Guest Parking. Minimum of  196 open guest parking spaces required for the live/work units. The 
total parking supply proposed (508 spaces) complies with the overall parking requirement; however, 
66 of  the required 196 open guest parking spaces would be provided in garages. 

1.5 CITY ACTION REQUESTED 
This Initial Study examines the environmental impacts of  the Proposed Project. This Initial Study is also 
being prepared to address various actions by the City and others to adopt and implement the Proposed 
Project. It is the intent of  this Initial Study to enable the City, other responsible agencies, and interested 
parties to evaluate the environmental impacts of  the Proposed Project, thereby enabling them to make 
informed decisions with respect to the requested entitlements. The anticipated approvals required for the 
Proposed Project are summarized below. 
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Lead Agency Action 

Costa Mesa Planning Commission 

• Adoption of a Mitigated Negative Declaration  
• Approval of a Master Plan (PA-14-29) 
• Approval of a Vesting Tentative Tract Map (VTTM 17800) 
• Approval of deviations from the Mesa West Bluffs Urban Plan development 

standards 

Costa Mesa Public Services Department 
• Issuance of encroachment permits for street work on 17th Street (roadway 

widening and sidewalk improvements) and Pomona Avenue (water, 
wastewater, and drainage connections; sidewalk improvements) 

Costa Mesa Building Division • Issuance of grading, building, and demolition permits 

Costa Mesa Fire Department • Plan check for building plan review and emergency access; potential review 
and approval of oil well abandonment  

Responsible Agencies and Utility Service Providers Action 

Santa Ana Regional Water Quality Control Board 
• Compliance with the Construction General Permit issued under Order No. 

2009-009-DWQ and its subsequent revisions under Order No. 2012-0006-
DWQCompletion of all activities to be implemented pursuant to the Soil 
Management Plan 

Orange County Transportation Authority • Coordination and approval of existing bus stop relocation and improvements 

Southern California Edison • To the extent necessary, approval to underground existing SCE distribution 
lines along the western site boundary 

AT&T and Time Warner Cable • To the extent necessary, approval to underground existing telephone and 
cable distribution lines along the northern site boundary 

 

1.6 INCORPORATION BY REFERENCE 
Pursuant to State CEQA Guidelines, Section 15150 (Incorporation by Reference), this Initial Study 
incorporates by reference all or portions of  technical documents that relate to the Proposed Project or 
provide additional information concerning the environmental setting in which the project is proposed. In 
addition to technical studies prepared specifically for this project, provided as part of  the appendices to this 
Initial Study, the information disclosed in this document is based in part on the following documents 
addressing the general project area: 

 City of  Costa Mesa General Plan. The City of  Costa Mesa General Plan (adopted January 22, 2002) is 
the primary source of  long-range planning and policy direction intended to guide growth and preserve 
the quality of  life within the community. It represents the official statement of  the community’s physical 
development, as well as its economic, social, and environmental goals. The City’s General Plan contains 
goals, policies, and plans that are intended to guide land use and development decisions throughout the 
City. It consists of  a land use plan map and the following elements, which together fulfill the state 
requirements for a General Plan: Land Use, Circulation/Transportation, Housing, Conservation, Noise, 
Safety, Open Space and Recreation, Growth Management, Community Design, and Historic and Cultural 
Resources. The City’s General Plan was used throughout this Initial Study as the fundamental planning 
document governing development on the project site and as a source of  baseline data. 
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 City of  Costa Mesa General Plan Environmental Impact Report (EIR). The General Plan EIR 
(SCH No. 2000031120) was certified on January 22, 2002, through City Council Resolution No. 02-07. 
The General Plan EIR analyzed the potential environmental impacts that would result from 
implementation of  the City’s General Plan. The General Plan EIR was used in this Initial Study as a 
source of  background data. 

 City of  Costa Mesa Municipal Code. The City of  Costa Mesa Municipal Code establishes the basic 
zoning regulations under which land is developed and utilized and by which the Costa Mesa General Plan 
is systematically implemented. The City’s Municipal Code consists of  regulatory, penal, and administrative 
ordinances of  Costa Mesa. It is the method the City uses to implement control of  land uses, in 
accordance with the City’s General Plan goals and policies. The City’s Zoning Code is found in Title 13 
(Planning, Zoning, and Development) of  the City’s Municipal Code. The purpose of  City’s Zoning Code 
is to promote the public health, safety, and general welfare, and preserve and enhance the aesthetic quality 
of  the City by providing regulations to ensure that an appropriate mix of  land uses occur in an orderly 
manner. The City’s Municipal and Zoning Codes are referenced throughout this Initial Study for 
descriptions and requirements of  the City’s regulatory framework. 

 Mesa West Bluffs Urban Plan. The Mesa West Bluffs Urban Plan (adopted April 2006) is one of  three 
urban plans that make up the Westside Implementation Plan, which was created in order to establish 
overlay zones in specific areas of  the City’s Westside. The Mesa West Bluffs Urban Plan includes a 
Live/Work Lofts or Residential Overlay Zone over the entire area covered under the Mesa West Bluffs 
Urban Plan (approximately 277 acres), including the project site. The overlay zone applies zoning 
provisions (e.g., permitted uses, development standards) and allows mixed-use and residential 
development opportunities within the plan area. The Mesa West Bluffs Urban Plan does not propose any 
major intensification of  land uses; instead, it emphasizes improving the plan area by providing visual 
enhancement and encouraging and providing guidance for the development of  live/work units or 
residential development within the plan area. The project site lies within the southeastern portion of  the 
Mesa West Bluffs Urban Plan (see Figure 5, Mesa West Bluffs Urban Plan Area).  

 Residential Design Guidelines. The City’s Residential Design Guidelines (adopted May 2001 and last 
amended December 2013) were prepared by the City in response to the goals and policies of  the City’s 
General Plan Community Design Element. The Residential Design Guidelines are intended to implement 
the goals, objectives, and policies of  the City’s General Plan as they relate to residential development. To 
achieve this, all residential construction in the City is subject to the architectural design guidelines 
outlined in the Residential Design Guidelines, as appropriate, with the exception of  single-story 
construction in an R1 zone.  

These documents are available for review at the City of  Costa Mesa Development Services Department at 77 
Fair Drive, Costa Mesa, California, 92626. 
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2. Environmental Checklist 
2.1 BACKGROUND 
1. Project Title: Westside Gateway Project 

 

2. Lead Agency Name and Address: 
City of Costa Mesa 
77 Fair Drive 
Costa Mesa, California 92626 
 

3. Contact Person and Phone Number: 
Minoo Ashabi, Principal Planner 
714.754.5610 
 

4. Project Location:  
The project site is an irregularly shaped lot at 671 West 17th Street in the City of Costa Mesa, situated on 
the southeast corner of the 17th Street/Pomona Avenue intersection. 
 

5. Project Sponsor’s Name and Address: 
W-WP Westside Gateway Owner VII, LLC 
2201 Dupont Drive, Suite 700 
Irvine, CA 92612  
 

6. General Plan Designation: Light Industry 
 

7. Zoning: MG (General Industrial) with a Live/Work Lofts or Residential Overlay Zone 
 

8. Description of  Project: 
Under the Proposed Project, the project site would be developed with up to 177 dwelling units and other 
related site improvements. A more detailed description of the Proposed Project is provided in Section 
1.4, Project Description. 
 

9. Surrounding Land Uses and Setting: 
Surrounding land uses consist of commercial and light industrial uses to the north, south, west, and 
southeast, and live/work units to the east. 
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10. Other Public Agencies and Service Providers Whose Approval Is Required: 

 Santa Ana Regional Water Quality Control Board (as required pursuant to the Soil Management Plan) 

 Orange County Transportation Authority 

 Southern California Edison 

 AT&T and Time Warner Cable  
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2.4 EVALUATION OF ENVIRONMENTAL IMPACTS 
1) A brief explanation is required for all answers except “No Impact” answers that are adequately supported 

by the information sources a lead agency cites in the parentheses following each question. A “No 
Impact” answer is adequately supported if the referenced information sources show that the impact 
simply does not apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). 
A “No Impact” answer should be explained where it is based on project-specific factors, as well as 
general standards (e.g., the project would not expose sensitive receptors to pollutants, based on a project-
specific screening analysis). 

2) All answers must take account of the whole action involved, including off-site as well as on-site, 
cumulative as well as project-level, indirect as well as direct, and construction as well as operational 
impacts. 

3) Once the lead agency has determined that a particular physical impact may occur, then the checklist 
answers must indicate whether the impact is potentially significant, less than significant with mitigation, 
or less than significant. “Potentially Significant Impact” is appropriate if there is substantial evidence that 
an effect may be significant. If there are one or more “Potentially Significant Impact” entries when the 
determination is made, an EIR is required. 

4) “Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the 
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact” to a 
“Less Than Significant Impact.” The lead agency must describe the mitigation measures, and briefly 
explain how they reduce the effect to a less than significant level. 

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an 
effect has been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In 
this case, a brief discussion should identify the following: 

a) Earlier Analyses Used. Identify and state where they are available for review. 

b) Impacts Adequately Addressed. Identify which effects from the above checklist were within the 
scope of and adequately analyzed in an earlier document pursuant to applicable legal standards, and 
state whether such effects were addressed by mitigation measures based on the earlier analysis. 

c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures 
Incorporated,” describe the mitigation measures which were incorporated or refined from the earlier 
document and the extent to which they address site-specific conditions for the project. 

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for 
potential impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside 
document should, where appropriate, include a reference to the page or pages where the statement is 
substantiated. A source list should be attached, and other sources used or individuals contacted should be 
cited in the discussion. 

7) Supporting Information Sources: A source list should be attached, and other sources used or individuals 
contacted should be cited in the discussion. 
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8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies 
should normally address the questions from this checklist that are relevant to a project’s environmental 
effects in whatever format is selected. 

9) The explanation of each issue should identify: 

a) the significance criteria or threshold, if any, used to evaluate each question; and  

b) the mitigation measure identified, if any, to reduce the impact to less than significant.  

Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
I. AESTHETICS. Would the project: 
a) Have a substantial adverse effect on a scenic vista?    x 
b) Substantially damage scenic resources, including, but not 

limited to, trees, rock outcroppings, and historic buildings 
within a state scenic highway? 

   x 

c) Substantially degrade the existing visual character or quality of 
the site and its surroundings?   x  

d) Create a new source of substantial light or glare which would 
adversely affect day or nighttime views in the area?   x  

II. AGRICULTURE AND FORESTRY RESOURCES. In determining whether impacts to agricultural resources are 
significant environmental effects, lead agencies may refer to the California Agricultural Land Evaluation and Site 
Assessment Model (1997) prepared by the California Dept. of Conservation as an optional model to use in assessing 
impacts on agriculture and farmland. In determining whether impacts to forest resources, including timberland, are 
significant environmental effects, lead agencies may refer to information compiled by the California Department of Forestry 
and Fire Protection regarding the state’s inventory of forest land, including the Forest and Range Assessment Project and 
the Forest Legacy Assessment project; and forest carbon measurement methodology provided in Forest Protocols adopted 
by the California Air Resources Board. Would the project: 

a) Convert Prime Farmland, Unique Farmland, or Farmland of 
Statewide Importance (Farmland), as shown on the maps 
prepared pursuant to the Farmland Mapping and Monitoring 
Program of the California Resources Agency, to non-
agricultural use? 

   x 

b) Conflict with existing zoning for agricultural use, or a 
Williamson Act contract?    x 

c) Conflict with existing zoning for, or cause rezoning of, forest 
land (as defined in Public Resources Code Section 12220(g)), 
timberland (as defined by Public Resources Code 
Section 4526), or timberland zoned Timberland Production (as 
defined by Government Code Section 51104(g))? 

   x 

d) Result in the loss of forest land or conversion of forest land to 
non-forest use?    x 

e) Involve other changes in the existing environment which, due 
to their location or nature, could result in conversion of 
Farmland, to non-agricultural use or conversion of forest land 
to non-forest use? 

   x 
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Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
III. AIR QUALITY. Where available, the significance criteria established by the applicable air quality management or air 

pollution control district may be relied upon to make the following determinations. Would the project: 
a) Conflict with or obstruct implementation of the applicable air 

quality plan?   x  
b) Violate any air quality standard or contribute substantially to 

an existing or projected air quality violation?   x  
c) Result in a cumulatively considerable net increase of any 

criteria pollutant for which the project region is non-attainment 
under an applicable federal or state ambient air quality 
standard (including releasing emissions which exceed 
quantitative thresholds for ozone precursors)? 

  x  

d) Expose sensitive receptors to substantial pollutant 
concentrations?   x  

e) Create objectionable odors affecting a substantial number of 
people?   x  

IV. BIOLOGICAL RESOURCES. Would the project: 
a) Have a substantial adverse effect, either directly or through 

habitat modifications, on any species identified as a candidate, 
sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service? 

   x 

b) Have a substantial adverse effect on any riparian habitat or 
other sensitive natural community identified in local or regional 
plans, policies, regulations or by the California Department of 
Fish and Game or U.S. Fish and Wildlife Service? 

   x 

c) Have a substantial adverse effect on federally protected 
wetlands as defined by Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological interruption, or 
other means? 

   x 

d) Interfere substantially with the movement of any native 
resident or migratory fish or wildlife species or with established 
native resident or migratory wildlife corridors, or impede the 
use of native wildlife nursery sites? 

  x  

e) Conflict with any local policies or ordinances protecting 
biological resources, such as a tree preservation policy or 
ordinance? 

   x 

f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community Conservation Plan, or 
other approved local, regional, or state habitat conservation 
plan? 

   x 

V. CULTURAL RESOURCES. Would the project: 
a) Cause a substantial adverse change in the significance of a 

historical resource as defined in § 15064.5?   x  
b) Cause a substantial adverse change in the significance of an 

archaeological resource pursuant to § 15064.5?    x  
c) Directly or indirectly destroy a unique paleontological resource 

or site or unique geologic feature?   x  
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Issues 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 
d) Disturb any human remains, including those interred outside 

of formal cemeteries?   x  
VI. GEOLOGY AND SOILS. Would the project: 
a) Expose people or structures to potential substantial adverse 

effects, including the risk of loss, injury, or death involving:      
i) Rupture of a known earthquake fault, as delineated on 

the most recent Alquist-Priolo Earthquake Fault Zoning 
Map, issued by the State Geologist for the area or based 
on other substantial evidence of a known fault? Refer to 
Division of Mines and Geology Special Publication 42. 

  x  

ii) Strong seismic ground shaking?   x   
iii) Seismic-related ground failure, including liquefaction?     x 
iv) Landslides?     x 

b) Result in substantial soil erosion or the loss of topsoil?    x  
c) Be located on a geologic unit or soil that is unstable, or that 

would become unstable as a result of the project, and 
potentially result in on- or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

 x   

d) Be located on expansive soil, as defined in Table 18-1-B of 
the Uniform Building Code (1994), creating substantial risks to 
life or property? 

 x   

e) Have soils incapable of adequately supporting the use of 
septic tanks or alternative waste water disposal systems 
where sewers are not available for the disposal of waste 
water? 

   x 

VII. GREENHOUSE GAS EMISSIONS. Would the project: 
a) Generate greenhouse gas emissions, either directly or 

indirectly, that may have a significant impact on the 
environment? 

  x  

b) Conflict with an applicable plan, policy or regulation adopted 
for the purpose of reducing the emissions of greenhouse 
gases? 

  x  

VIII. HAZARDS AND HAZARDOUS MATERIALS. Would the project: 
a) Create a significant hazard to the public or the environment 

through the routine transport, use, or disposal of hazardous 
materials? 

  x  

b) Create a significant hazard to the public or the environment 
through reasonably foreseeable upset and accident conditions 
involving the release of hazardous materials into the 
environment? 

 x   

c) Emit hazardous emissions or handle hazardous or acutely 
hazardous materials, substances, or waste within one-quarter 
mile of an existing or proposed school? 

   x 

d) Be located on a site which is included on a list of hazardous 
materials sites compiled pursuant to Government Code 
Section 65962.5 and, as a result, would it create a significant 
hazard to the public or the environment?  

 x   
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No 

Impact 
e) For a project located within an airport land use plan or, where 

such a plan has not been adopted, within two miles of a public 
airport or public use airport, would the project result in a safety 
hazard for people residing or working in the project area? 

  x  

f) For a project within the vicinity of a private airstrip, would the 
project result in a safety hazard for people residing or working 
in the project area? 

   x 

g) Impair implementation of or physically interfere with an 
adopted emergency response plan or emergency evacuation 
plan? 

  x  

h) Expose people or structures to a significant risk of loss, injury 
or death involving wildland fires, including where wildlands are 
adjacent to urbanized areas or where residences are 
intermixed with wildlands? 

   x 

IX. HYDROLOGY AND WATER QUALITY. Would the project: 
a) Violate any water quality standards or waste discharge 

requirements?   x  
b) Substantially deplete groundwater supplies or interfere 

substantially with groundwater recharge such that there would 
be a net deficit in aquifer volume or a lowering of the local 
groundwater table level (e.g., the production rate of pre-
existing nearby wells would drop to a level which would not 
support existing land uses or planned uses for which permits 
have been granted)? 

  x  

c) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream 
or river, in a manner which would result in a substantial 
erosion or siltation on- or off-site 

  x  

d) Substantially alter the existing drainage pattern of the site or 
area, including through the alteration of the course of a stream 
or river, or substantially increase the rate or amount of surface 
runoff in a manner which would result in flooding on- or off-
site? 

  x  

e) Create or contribute runoff water which would exceed the 
capacity of existing or planned storm water drainage systems 
or provide substantial additional sources of polluted runoff? 

  x  

f) Otherwise substantially degrade water quality?   x  
g) Place housing within a 100-year flood hazard area as mapped 

on a federal Flood Hazard Boundary or Flood Insurance Rate 
Map or other flood hazard delineation map? 

   x 

h) Place within a 100-year flood hazard area structures which 
would impede or redirect flood flows?    x 

i) Expose people or structures to a significant risk of loss, injury 
or death involving flooding, including flooding as a result of the 
failure of a levee or dam? 

   x 

j) Inundation by seiche, tsunami, or mudflow?    x 
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No 
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X. LAND USE AND PLANNING. Would the project: 
a) Physically divide an established community?     x 
b) Conflict with any applicable land use plan, policy, or regulation 

of an agency with jurisdiction over the project (including, but 
not limited to the general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for the purpose of 
avoiding or mitigating an environmental effect?  

  x  

c) Conflict with any applicable habitat conservation plan or 
natural community conservation plan?     x 

XI. MINERAL RESOURCES. Would the project: 
a) Result in the loss of availability of a known mineral resource 

that would be a value to the region and the residents of the 
state? 

   x 

b) Result in the loss of availability of a locally important mineral 
resource recovery site delineated on a local general plan, 
specific plan or other land use plan? 

   x 

XII. NOISE. Would the project result in: 
a) Exposure of persons to or generation of noise levels in excess 

of standards established in the local general plan or noise 
ordinance, or applicable standards of other agencies? 

 x   

b) Exposure of persons to or generation of excessive 
groundborne vibration or groundborne noise levels?  x   

c) A substantial permanent increase in ambient noise levels in 
the project vicinity above levels existing without the project?   x  

d) A substantial temporary or periodic increase in ambient noise 
levels in the project vicinity above levels existing without the 
project? 

 x   

e) For a project located within an airport land use plan or, where 
such a plan has not been adopted, within two miles of a public 
airport or public use airport, would the project expose people 
residing or working in the project area to excessive noise 
levels? 

   x 

f) For a project within the vicinity of a private airstrip, would the 
project expose people residing or working in the project area 
to excessive noise levels? 

   x 

XIII. POPULATION AND HOUSING. Would the project: 
a) Induce substantial population growth in an area, either directly 

(for example, by proposing new homes and businesses) or 
indirectly (for example, through extension of roads or other 
infrastructure)? 

  x  

b) Displace substantial numbers of existing housing, 
necessitating the construction of replacement housing 
elsewhere? 

   x 

c) Displace substantial numbers of people, necessitating the 
construction of replacement housing elsewhere?    x 
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XIV. PUBLIC SERVICES. Would the project result in substantial adverse physical impacts associated with the provision of 

new or physically altered governmental facilities, need for new or physically altered governmental facilities, the construction 
of which could cause significant environmental impacts, in order to maintain acceptable service ratios, response times or 
other performance objectives for any of the public services: 

a) Fire protection?   x  
b) Police protection?   x  
c) Schools?   x  
d) Parks?   x  
e) Other public facilities?   x  
XV. RECREATION.  
a) Would the project increase the use of existing neighborhood 

and regional parks or other recreational facilities such that 
substantial physical deterioration of the facility would occur or 
be accelerated? 

  x  

b) Does the project include recreational facilities or require the 
construction or expansion of recreational facilities which might 
have an adverse physical effect on the environment? 

  x  

XVI. TRANSPORTATION/TRAFFIC. Would the project: 
a) Conflict with an applicable plan, ordinance or policy 

establishing measures of effectiveness for the performance of 
the circulation system, taking into account all modes of 
transportation including mass transit and non-motorized travel 
and relevant components of the circulation system, including 
but not limited to intersections, streets, highways and 
freeways, pedestrian and bicycle paths, and mass transit? 

  x  

b) Conflict with an applicable congestion management program, 
including, but not limited to level of service standards and 
travel demand measures, or other standards established by 
the county congestion management agency for designated 
roads or highways? 

  x  

c) Result in a change in air traffic patterns, including either an 
increase in traffic levels or a change in location that results in 
substantial safety risks? 

   x 

d) Substantially increase hazards due to a design feature (e.g., 
sharp curves or dangerous intersections) or incompatible uses 
(e.g., farm equipment)? 

  x  

e) Result in inadequate emergency access?   x  
f) Conflict with adopted policies, plans, or programs regarding 

public transit, bicycle, or pedestrian facilities, or otherwise 
decrease the performance or safety of such facilities? 

  x  
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XVII. UTILITIES AND SERVICE SYSTEMS. Would the project: 
a) Exceed waste water treatment requirements of the applicable 

Regional Water Quality Control Board?   x  
b) Require or result in the construction of new water or waste 

water treatment facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects? 

  x  

c) Require or result in the construction of new storm water 
drainage facilities or expansion of existing facilities, the 
construction of which could cause significant environmental 
effects? 

  x  

d) Have sufficient water supplies available to serve the project 
from existing entitlements and resources or are new or 
expanded entitlements needed? 

  x  

e) Result in a determination by the waste water treatment 
provider, which serves or may serve the project that it has 
adequate capacity to serve the project’s projected demand in 
addition to the provider’s existing commitments? 

  x  

f) Be served by a landfill with sufficient permitted capacity to 
accommodate the project’s solid waste disposal needs?   x  

g) Comply with federal, state, and local statutes and regulations 
related to solid waste?   x  

XVIII. MANDATORY FINDINGS OF SIGNIFICANCE. 
a) Does the project have the potential to degrade the quality of 

the environment, substantially reduce the habitat of a fish or 
wildlife species, cause a fish or wildlife population to drop 
below self-sustaining levels, threaten to eliminate a plant or 
animal community, reduce the number or restrict the range of 
a rare or endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? 

 x   

b) Does the project have impacts that are individually limited, but 
cumulatively considerable? (“Cumulatively considerable” 
means that the incremental effects of a project are 
considerable when viewed in connection with the effects of 
past projects, the effects of other current projects, and the 
effects of probable future projects.) 

  x  

c) Does the project have environmental effects which will cause 
substantial adverse effects on human beings, either directly or 
indirectly? 

 x   
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3. Environmental Analysis 
Section 2.4 provides a checklist of  environmental impacts. Sections 3.1 through 3.18 provide an evaluation of  
the impact categories and questions contained in the checklist, which include: 

 Aesthetics 

 Agriculture and Forestry Resources 

 Air Quality 

 Biological Resources 

 Cultural Resources 

 Geology and Soils 

 Greenhouse Gas Emissions 

 Hazards and Hazardous Materials 

 Hydrology and Water Quality 
 

 Land Use and Planning 

 Mineral Resources 

 Noise 

 Population and Housing 

 Public Services 

 Recreation 

 Transportation and Traffic 

 Utilities and Services Systems 

 Mandatory Findings of  Significance 

The environmental analysis in the following sections is patterned after the Initial Study Checklist 
recommended by the CEQA Guidelines, as amended, and used by the City of  Costa Mesa in its 
environmental review process. For the preliminary environmental assessment undertaken as part of  this 
Initial Study’s preparation, a determination that there is a potential for significant effects indicates the need to 
more fully analyze the project’s impacts and to identify mitigation. 

For the evaluation of  potential impacts, the questions in the checklist of  environmental impacts are stated 
and an answer is provided according to the analysis undertaken as part of  the Initial Study. The analysis 
considers the long-term, direct, indirect, and cumulative impacts of  the development. To each question, there 
are four possible responses: 

 No Impact. The development will not have any measurable environmental impact on the environment. 

 Less than significant impact. The development will have the potential for impacting the environment, 
although this impact will be below established thresholds that are considered to be significant. 

 Less than significant with mitigation incorporated. The development will have the potential to 
generate impacts, which may be considered as a significant effect on the environment, although 
mitigation measures or changes to the development’s physical or operational characteristics can reduce 
these impacts to levels that are less than significant. 
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 Potentially significant impact. The development could have impacts, which may be considered 
significant, and therefore additional analysis is required to identify mitigation measures that could reduce 
potentially significant impacts to less than significant levels. 

The following is a discussion of  potential project impacts as identified in the checklist of  environmental 
impacts in Section 2.4. Explanations are provided for each item. 

3.1 AESTHETICS 
a) Have a substantial adverse effect on a scenic vista? 

No Impact. Scenic vistas are panoramic views of  natural or man-made features not available from most 
places—mountains, oceans or lakes, forests, or urban skylines. The project site and surrounding land uses do 
not afford scenic vistas. The site is in a heavily urbanized area of  Costa Mesa and is surrounded by urban 
development, including commercial and light industrial uses to the north, south, west, and southeast and 
live/work units under construction to the east (see Figure 3, Aerial Photograph). Additionally, the project site 
and its immediate vicinity do not contain scenic vistas or views identified in the City’s Mesa General Plan or 
Mesa West Bluffs Urban Plan. Therefore, implementation of  the Proposed Project would not adversely affect 
scenic vistas. No impacts would occur and no mitigation measures are necessary. 

b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 
and historic buildings within a state scenic highway? 

No Impact. According to the California Scenic Highway Mapping System of  the California Department of  
Transportation, the project site is not on or near a state-designated (officially designated or eligible) scenic 
highway (Caltrans 2011). The nearest eligible state scenic highway to the project site is Pacific Coast Highway 
(SR-1), approximately one mile south of  the project site. Additionally, there are no historic buildings, 
protected species of  trees, or rock outcroppings on the project site. Therefore, the Proposed Project would 
not damage or otherwise affect scenic resources related to scenic highways. No impacts would occur and no 
mitigation measures are necessary. 

c) Substantially degrade the existing visual character or quality of the site and its surroundings? 

Less Than Significant Impact. The assessment of  aesthetic impacts is subjective by nature. Aesthetics 
generally refers to the identification of  visual resources and their quality, as well as an overall visual perception 
of  the environment. A project is generally considered to have a significant aesthetic impact if  it substantially 
changes the character of  the project site such that the site becomes visually incompatible or visually 
unexpected with its surroundings.  

The potential aesthetic and visual impacts resulting from the Proposed Project’s construction and operational 
phases are addressed below. 



W E S T S I D E  G A T E W A Y  P R O J E C T  I N I T I A L  S T U D Y  
C I T Y  O F  C O S T A  M E S A  

3. Environmental Analysis 

April 2015 Page 63 

Project Construction Phase  
Project implementation would result in construction activities that would temporarily change the visual 
character of  the project site and its surroundings. Construction activities would involve demolition, site 
clearing, grading, building, and site improvements. Construction staging areas, including earth stockpiling, 
storage of  equipment and supplies, and related activities would contribute to a generally “disturbed site,” 
which may be perceived by some as a visual impact.  

However, these effects would be typical of  any site in the City that undergoes development or 
redevelopment. These activities may be unsightly during the site preparation and construction phases, but 
they are not considered significant because they are temporary. Construction fencing that would be erected 
along the site perimeter would help shield the construction areas and would also be temporary. Therefore, 
project-related construction activities would not have a significant effect on the existing visual character or 
quality of  the site and its surroundings. Impacts would be less than significant and no mitigation measures are 
necessary. 

Project Operation Phase 
As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs, the existing visual character of  the site 
and its surroundings is dominated by horizontally oriented commercial and light industrial uses. The character 
of  the project site’s buildings and structures is consistent with those of  surrounding land uses (includes 
commercial and light industrial uses to the north, south, west, and southeast), which are generally austere, 
utilitarian, and auto-oriented. The project site’s commercial/industrial neighborhood lacks any unifying 
architectural style or color palette, although most buildings are painted in neutral colors such as gray, beige, or 
white. A notable exception in neighborhood character is the live/work project under construction to the 
immediate east of  the project site (see Figure 3 and photo location 4a-1 of  Figure 4a). That project features 
attached, three-story live/work units. Additionally, the utilitarian appearance of  the site and its context is 
somewhat softened by the presence of  mature street trees along 17th Street and Pomona Avenue and trees 
planted adjacent to the northern façade of  the building facing 17th Street (see Figures 3, 4a, and 4b).  

Effect on Neighborhood Character 

The project site would be developed with up to 177 dwelling units, which would include a mix of  three 
product types to create a sense of  variation and a series of  different neighborhood types, as follows: attached 
live/work totaling 89 units; detached live/work totaling 42 units; and attached residential lofts totaling 46 
units.  

As shown in Figures 7a through 7e, all of  the residential lofts and live/work units would be three stories (up 
to 40 feet in height, with roof  decks) and would be Modern Contemporary in style. The project’s 
interpretation of  this architectural style would include stucco walls and accent stucco, painted metal finishing, 
recessed panels, vinyl windows, precision-cut CMU-block veneer, horizontal metal railings along the rooftop 
and balconies, deep balconies and roof  top trellis, and smooth panel garage doors. Projecting and recessed 
building features (e.g., deep balconies, rooftop trellises, optional canopies) would provide visual interest and 
building articulation and variation, and building material, texture, and color changes would be emphasized 
throughout the project’s design. The design and architectural style of  the residential lofts and live/work units 
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is subject to the architectural design guidelines outlined in the City’s Residential Design Guidelines. The final 
design and architectural style is also subject to review and approval by the City’s Planning Commission. 

Although the Proposed Project’s residential loft and live/work building types and newness would create a 
visual contrast to its surroundings—with the exception of  the live/work project under construction to the 
east, abutting the project site (see Figure 3 and photo location 4a-1 of  Figure 4a)—the project’s Modern 
Contemporary style would be largely compatible with surrounding nonresidential uses. Specifically, it would 
be compatible because it emphasizes clean lines, simple building massing, flat roofs, regularly spaced glazing 
(i.e., windows and doors), and the absence of  extraneous ornamentation. It would also be compatible with 
and complement the Modern Contemporary style of  the live/work project to the east and to the styles of  
other similar mixed-use projects (existing or under construction) in the Westside area of  the City.  

Project implementation would also enhance the character of  the project site and surrounding area through 
quality architectural design in place of  older, single-story light-industrial buildings and structures that lack any 
unifying architectural style. Additionally, although the proposed three-story buildings would be taller than the 
surrounding one- and two-story buildings, this difference in height would not create a major difference in 
scale. The height of  proposed buildings would be softened by layered landscaping and street trees proposed 
along the 17th Street and Pomona Avenue project frontages (see Figure 6, Conceptual Site and Landscape Plan). 
The adjacent live-work project to the east (see Figure 3 and photo location 4a-1 of  Figure 4a) also features 
three-story buildings and roof  decks, and the massing and architectural style of  the Proposed Project would 
be similar to the adjacent live/work project, creating visual continuity along the southern frontage of  17th 
Street. Like the adjacent project, the Proposed Project includes landscaping and pedestrian amenities that 
would contribute to its beneficial impact on the neighborhood’s visual appearance. The building massing and 
landscaping throughout the project site would be designed to create a sense of  cohesiveness on- and offsite 
along the project boundaries. The proposed architecture and landscaping would complement each other and 
would not detract from the visual character of  the surrounding area. 

As shown in Figure 6, project development would include a landscape plan with a wide variety of  ornamental 
trees, shrubs, and ground cover along the project site boundaries and internally. Project development would 
involve removal of  all mature ornamental trees along the northern and western portions of  the project site 
(total of  87), as well as a few scattered trees internal to the site (see Figures 3, 4a, and 4b). However, project 
development would introduce significantly more trees (approximately 358) than currently exist onsite. The 
overall landscape plan would enhance the visual character of  the project site and its surroundings. The new 
trees, shrubs, and ground cover proposed along 17th Street and Pomona Avenue would not only soften the 
features and massing of  the buildings fronting 17th Street and Pomona Avenue, but would improve the 
pedestrian experience along these streets.  

Additionally, the proposed site lighting, which would include building-mounted lights, low lighting fixtures for 
landscaped areas, and light poles for open space areas, walkways, and parking areas, would not only be 
designed to be compatible with and compliment the Modern Contemporary architectural style of  the 
residential lofts and live/work units, but would also be designed in a manner that would not degrade the 
visual character or quality the surrounding commercial, industrial, live/work uses.  
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Further, the future HOA (along with a governing tool in the form of  Conditions, Covenants and Restrictions 
[CC&Rs]) would be in charge of  maintaining common areas of  the Proposed Project (e.g., landscaped 
parkways, sidewalks, open space and recreation areas) and would set forth rules and regulations for individual 
homeowners (e.g., yard maintenance, house appearance) via the CC&Rs. Enforcement of  the CC&Rs by the 
HOA would ensure that the visual character and quality of  the Proposed Project would be maintained.  

Lastly, there is a potential that the existing electrical, telephone, and cable distribution lines and associated 
wooden poles that run along 17th Street and Pomona Avenue (see Figures 4a and 4b) would be removed and 
undergrounded as a part of  the Proposed Project. Undergrounding the utility lines would further improve the 
aesthetic quality of  the project area. For these reasons, the Proposed Project is not expected to be “visually 
incompatible or visually unexpected” in the context of  its surroundings.  

Additionally, the Proposed Project would introduce residential lofts and live/work units in an area of  the City 
where urban mixed-use and residential development is highly encouraged, consistent with the objectives of  
the Mesa West Bluffs Urban Plan. The Proposed Project’s design would be consistent with other objectives 
of  the Mesa West Bluffs Urban Plan, including: 

 Stimulate improvement in the Mesa West Bluffs Urban Plan area through well-designed and integrated 
urban residential development that is nontraditional in form and design with flexible open floor plans 
and which complements the surrounding existing development. 

 Promote new type of  urban housing that would be target-marketed to people seeking alternative housing 
choices in an industrial area. An urban loft would be an alternative to traditional single-family residence, 
tract home, or small-lot subdivision. 

 Encourage the design and development of  urban residential structures reflecting the urban character of  
the surrounding industrial context both in the interior and exterior areas. 

These objectives indicate the City’s preference that new housing projects in the Mesa West Bluffs Urban Plan 
area reflect a contemporary and modern aesthetic rather than traditional housing types and styles. The design 
of  the Proposed Project would achieve these objectives by introducing contemporary buildings that 
emphasize geometric shapes, clean lines, and orthogonal building placement into the neighborhood’s existing 
industrial-influenced visual character.  

Conclusion 

In summary, although the Proposed Project would alter the visual appearance of  the project site and its 
surroundings, it would not adversely affect their character. Instead, by replacing an aging, nondescript 
manufacturing facility and associated mechanical equipment (which is visible from 17th Street and Pomona 
Avenue; see Figures 4a and 4b), the Proposed Project would have a positive effect on the visual character and 
appearance of  the project site and its surroundings. In fact, development of  the Proposed Project would 
result in an improvement of  the visual character or quality of  the site and its surroundings because it would 
enhance and strengthen the character of  the existing community through new architecture and new 
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landscaping, hardscape, and other improvements onsite and along the site boundaries. Therefore, impacts 
would be less than significant and no mitigation measures are necessary. 

Shade and Shadow Effects 

The issue of  shade and shadow pertains to whether onsite buildings or structures block direct sunlight from 
adjacent properties. Shading is an important environmental issue because the users or occupants of  certain 
land uses have expectations for direct sunlight and warmth from the sun for function, physical comfort, or 
conduct of  commerce. Factors that influence the extent or range of  shading include: season; time of  day; 
weather (i.e., sunny vs. cloudy day); building height, bulk, and scale; topography; spacing between buildings; 
sensitivity of  adjacent land uses; and tree cover. The longest shadows are cast during the winter months 
(winter solstice), when the sun is lowest on the horizon, and the shortest shadows are cast during the summer 
(summer solstice). Shadows are also longer in the early morning and late afternoon. Consequences of  
shadows upon land uses may be positive, including cooling effects during warm weather, or negative, such as 
the loss of  natural light necessary for solar energy purposes or the loss of  warming influences during cool 
weather. The relative effects of  shading from structures are site specific. Land uses sensitive to shade and 
shadows include schools, playgrounds, restaurants with outdoor dining, and residential backyards. 

As shown in Figures 7a through 7e, all of  the residential lofts and live/work units would be three stories (up 
to 40 feet in height). However, the project site is primarily surrounded by industrial and commercial land uses, 
which are not considered sensitive to shade and shadows. The only land use sensitive to shade and shadows is 
the live/work project (which features three-story buildings) currently under construction to the east (see 
photo location 4a-1 of  Figure 4a, Site Photographs). Along the eastern site boundary, the front façades of  the 
Proposed Project’s three-story live/work units would face the rear elevations of  the three-story live/work 
units on the adjacent property.  

As shown in Figure 12, Shade Study, the Proposed Project’s buildings housing the live/work units would 
generate shadows that spill onto the live/work units to the east after 3:00 PM, especially during winter 
afternoons. However, the 50-foot buffer between the Proposed Project’s live/work units and the live/work 
units to the east would minimize potential shadows cast by the Proposed Project. On the adjacent site, the 50-
foot buffer includes a 25-foot-wide drive aisle and an 18-foot-deep row of  parking spaces. On the project 
site, the buffer includes a linear paseo with a walkway, landscaping, and front patios of  the live/work units. 
Any shadows cast by the Proposed Project’s live/work units would fall within this buffer area or onto garage 
doors of  the live/work units to the east. As shown in Figure 12, other project-generated shadows would be 
cast onsite or along 17th Street and Pomona Avenue. Therefore, impacts related to shade and shadows would 
be less than significant and no mitigation measures are necessary. 

d) Create a new source of substantial light or glare, which would adversely affect day or nighttime 
views in the area? 

Less Than Significant Impact. Nighttime illumination and glare impacts are the effects of  a project’s 
exterior lighting upon adjoining uses and areas. Glare can also be generated by light reflecting off  passing cars 
and large expanses of  glazing (i.e., glass windows) or other reflective surfaces. Excessive light and/or glare 
can impair vision, cause annoyance, affect sleep patterns, and generate safety hazards when experienced by 
drivers.  
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As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs, the project site is developed with light 
industrial/manufacturing and commercial uses in a heavily urbanized area of  the City. Existing onsite sources 
of  nighttime illumination consist of  exterior building, security, and surface parking lighting. Along the project 
site’s western boundary (Pomona Avenue), lighting generated onsite is partially buffered by street trees. Other 
sources of  light and glare in the project area include street lights along 17th Street and Pomona Avenue, lights 
from the surrounding commercial and industrial uses, and lights from the live/work project under 
construction to the east (see photo location 4a-1 of  Figure 4a, Site Photographs). The only existing land use 
sensitive to light and glare in the immediate vicinity is the live/work project under construction to the east. 

Following is a discussion of  the potential day and nighttime light and glare impacts that would occur in the 
project area as a result of  development of  the Proposed Project. 

Architectural Treatments and Building Materials 
The architectural treatments of  the Proposed Project’s residential lofts and live/work units would include 
style-appropriate architectural building materials, such as stucco walls and accent stucco, painted metal 
finishing, vinyl windows, precision-cut CMU-block veneer, and smooth panel garage doors. These building 
materials and architectural treatments are not reflective and would therefore not create substantial day or 
nighttime glare. They are similar to building materials used on the live/work project under construction to the 
east. Windows that would be installed in the residential lofts and live/work units could potentially increase 
sources of  glare, because they would reflect sunlight during certain times of  the day. In addition, vehicles 
parked onsite would increase the potential for reflected sunlight during certain times of  the day. However, 
glare from these sources is typical of  the surrounding area and would not increase beyond what is expected 
for an urban area. Therefore, daytime glare impacts from project-related architectural treatments and building 
materials would be less than significant. No mitigation measures are necessary. 

Nighttime Lighting 
The Proposed Project would replace existing light industrial and commercial buildings and surface parking 
with residential lofts and live/work units, which would result in new lighting sources to provide nighttime 
illumination for the proposed uses. For example, the proposed residential lofts and live/work units would 
include building-mounted exterior lighting for convenience and security. Additional exterior lighting may 
include street lights on poles along 17th Street and Pomona Avenue; parking area and private street lighting in 
the form of  light poles; security lighting; lighting for common areas, open space, public gathering areas, and 
walkways (e.g., low light fixtures, such as bollards); and lighting from nighttime traffic. Additional nighttime 
light would emanate from building interiors and may also emanate from roof  deck parapet lighting. These 
new sources of  nighttime lighting have the potential to increase nighttime light and glare in the project area.  

Exterior lighting in residential overlay districts in Costa Mesa is regulated by the Community Design Element 
of  the Costa Mesa General Plan and the City’s Municipal Code. Policy CD-9A.1 of  the Community Design 
Element states that mixed-use development projects “be designed to mitigate potential conflicts,” including 
issues related to lighting. Chapter V, Article 11 (Mixed-Use Overlay District) of  the City’s Municipal Code 
includes several sections that directly address lighting and adjacencies: 
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 Section 13-83-53 (c)(3): A project must be consistent with the compatibility standards for residential 
development in that it provides adequate protection for residents from noise, odors, vibration, light and 
glare, and toxic emanations. 

 Section 13-83.54 (d)(2): The nonresidential component of  a mixed-use development shall incorporate 
parking areas, service areas, buffers, entrances, exits, yards, courts, landscaping, graphics and lighting as 
integrated portions of  the overall mixed-use development. 

 Section 13-83.55 (c): Outdoor lighting associated with light industrial/commercial uses should not 
adversely impact adjacent residential uses, but should provide sufficient illumination for use, access, and 
security. Such lighting should not blink, flash, or oscillate. 

Project development would be required to adhere to the applicable lighting policies and provisions of  the 
City’s Community Design Element and Municipal Code, respectively, thereby ensuring that future project 
residents are protected from lighting generated by surrounding light industrial and commercial uses. 
Compliance with the applicable lighting policies and provisions would be ensured through the City’s 
development review and building plan check process. 

Additionally, all project-related exterior lighting would be designed, arranged, installed, directed, shielded, and 
maintained in such a manner as to contain direct illumination onsite, thereby preventing excess illumination 
and light spillover onto adjoining land uses and/or roadways. The Proposed Project’s perimeter landscaping, 
which includes trees and shrubs, would also help shield nighttime light and glare that would be generated 
onsite. This would not occur in the initial years after project completion, but would be the case once the trees 
have reached their full height and canopy width. For example, as shown in Figure 6, Conceptual Site and 
Landscape Plan, the eastern site boundary—the western boundary of  live/work project under construction to 
the east—would be planted with a continuous hedgerow of  giant timber bamboo (babusa oldhamii), a species 
with tall, dense foliage that would provide shield project-related light sources.  

Furthermore, the Proposed Project’s light sources would be similar to those of  the surrounding light 
industrial, commercial, and live/work uses. Considering existing sources of  lighting in the surrounding area, 
including street lights on 17th Street and Pomona Avenue and lighting from the surrounding land uses, the 
amount and intensity of  nighttime lighting proposed on the project site would not be substantially greater or 
different than existing lighting in the area.  

The Proposed Project would be required to comply with the City’s standard conditions related to lighting and 
glare (list of  standard conditions provided below). For example, Standard Condition SC 3.1-1 would require 
the project applicant to create a lighting plan and photometric study that would ensure that light spillover and 
glare are minimized. Standard Condition SC 3.1-2 requires that new residents be notified of  potential 
nuisances related to light generated by surrounding light industrial uses. 

Finally, development of  the Proposed Project would be required to comply with California’s Building Energy 
Efficiency Standards for Residential and Nonresidential Buildings, Title 24, Part 6, of  the California Code of  
Regulations, which outlines mandatory provisions for lighting control devices and luminaires. For example, 
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the Proposed Project’s lighting sources would be required to be installed in accordance with the provisions of  
Section 110.9 (Mandatory Requirements for Lighting Control Devices and Systems, Ballasts, and Luminaires) 
of  the California Building Energy Efficiency Standards for Residential and Nonresidential Buildings. 
Compliance these provisions would be ensured through the City’s development review process and building 
plan check process. 

Therefore, project-related nighttime light and glare impacts would be less than significant and no mitigation 
measures are necessary. 

Standard Conditions 
SC 3.1.-1 Prior to the issuance of  Building Permits, the Applicant shall submit a Lighting Plan and 

Photometric Study for the approval of  the City’s Development Services Department. The 
Lighting Plan shall demonstrate compliance with the following: 

 The mounting height of  lights on light standards shall not exceed 18 feet in any location 
on the Project site unless approved by the Development Services Director. 

 The intensity and location of  lights on buildings shall be subject to the Development 
Services Director’s approval. 

 All site lighting fixtures shall be provided with a flat glass lens. Photometric calculations 
shall indicate the effect of  the flat glass lens fixture efficiency. 

 Lighting design and layout shall limit spill light to no more than 0.5 footcandle at the 
property line of  the surrounding neighbors, consistent with the level of  lighting that is 
deemed necessary for safety and security purposes on site. 

• Glare shields may be required for select light standards. 
• Roof-deck lights shall not extend above the parapet.  

SC 3.1-2  A “Notice to Buyers” shall disclose that the Project is located within an area designated as 
Light Industry in the City of  Costa Mesa General Plan and is subject to existing and 
potential annoyances or inconveniences associated with industrial land uses. The Notice shall 
disclose the existing surrounding industrial land uses, including but not limited to, 
operational characteristics such as hours of  operation, delivery schedules, outdoor activities, 
and noise and odor generation. In addition, the Notice shall state that the existing land use 
characteristics are subject to change in the event that new businesses move or existing 
businesses change ownership. The Buyer’s Notice shall be reviewed/approved by the City 
Attorney’s office and Development Services Director prior to recordation. The Buyer’s 
Notice shall serve as written notice of  the then existing noise environment and any odor 
generating uses within the mixed-use development and within a 500-foot radius of  the mixed 
use development, as measured from the legal property lines of  the development lot. The 
Buyer’s Notice shall be remitted to any prospective purchaser or tenant at least 15 days prior 
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to close of  escrow, or within three days of  the execution of  a real estate sales contract or 
rental/lease agreement, whichever is longer. 

3.2 AGRICULTURE AND FORESTRY RESOURCES 
In determining whether impacts to agricultural resources are significant environmental effects, lead agencies 
may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the 
California Dept. of  Conservation as an optional model to use in assessing impacts on agriculture and 
farmland. In determining whether impacts to forest resources, including timberland, are significant 
environmental effects, lead agencies may refer to information compiled by the California Department of  
Forestry and Fire Protection regarding the state’s inventory of  forest land, including the Forest and Range 
Assessment Project and the Forest Legacy Assessment project; and forest carbon measurement methodology 
provided in Forest Protocols adopted by the California Air Resources Board. Would the project: 

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), 
as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of 
the California Resources Agency, to non-agricultural use? 

No Impact. The Proposed Project involves the construction of  residential lofts and live/work units in a fully 
developed, urbanized area of  the City (see Figure 3, Aerial Photograph). According to California Resource 
Agency’s Department of  Conservation “Orange County Important Farmland 2010” map, no areas in the City 
are designated Farmland of  Statewide Importance, Unique Farmland, or Farmland of  Local Importance. The 
map designates the project site as Urban and Built-Up Land (DLRP 2011). Additionally, there is no 
agricultural use onsite or in the vicinity of  the project site. Therefore, project development would not convert 
mapped farmland to nonagricultural use. No impacts would occur and no mitigation measures are necessary. 

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

No Impact. The City’s General Plan land use map designates the project site as Light Industry, and 
according to the City’s Zoning Map, the project site is zoned MG (General Industrial). Additionally, the 
zoning designations of  the project site do not permit agricultural uses, and no designated agricultural land 
uses or Williamson Act contracts are in use adjacent to or in proximity of  the project site. Therefore, no 
impacts to agricultural zoning or a Williamson Act contract would occur and no mitigation measures are 
necessary. 

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public 
Resources Code Section 12220(g)), timberland (as defined by Public Resources Code 
Section 4526), or timberland zoned Timberland Production (as defined by Government Code 
Section 51104(g))? 

No Impact. Forest land is defined as “land that can support 10-percent native tree cover of  any species, 
including hardwoods, under natural conditions, and that allows for management of  one or more forest 
resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality, recreation, and other public 
benefits” (California Public Resources Code Section 12220[g]). Timberland is defined as “land…which is 
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available for, and capable of, growing a crop of  trees of  any commercial species used to produce lumber and 
other forest products, including Christmas trees” (California Public Resources Code Section 4526).  

As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs, the project site is currently developed 
with a number of  buildings, structures, and site improvements associated with light industrial and commercial 
uses. It is not designated or zoned for forest or timber land or used for forestry, and it is in a fully developed, 
urbanized area of  the City. Therefore, development of  the Proposed Project would have no impact on forest 
land or resources and no mitigation measures are necessary. 

d) Result in the loss of forest land or conversion of forest land to non-forest use? 

No Impact. See response to Section 3.2(c), above. 

e) Involve other changes in the existing environment which, due to their location or nature, could 
result in conversion of Farmland, to non-agricultural use or conversion of forest land to non-
forest use? 

No Impact. See responses to Sections 3.2(a), (b), and (c), above. 

3.3 AIR QUALITY 
The Air Quality section addresses the impacts of  the Proposed Project on ambient air quality and the 
exposure of  people, especially sensitive individuals, to unhealthful pollutant concentrations. A background 
discussion on the air quality regulatory setting, meteorological conditions, existing ambient air quality in the 
vicinity of  the project site, and air quality modeling can be found in Appendix A.  

The primary air pollutants of  concern for which ambient air quality standards (AAQS) have been established 
are ozone (O3); carbon monoxide (CO); coarse inhalable particulate matter (PM10); fine inhalable particulate 
matter (PM2.5); sulfur dioxide (SO2); nitrogen dioxides (NO2); and lead (Pb). Areas are classified under the 
federal and California Clean Air Acts as either in attainment or nonattainment for each criteria pollutant 
based on whether the AAQS have been achieved. The project site lies within the South Coast Air Basin 
(SoCAB). The SoCAB, which is managed by the South Coast Air Quality Management District (SCAQMD), 
is designated as nonattainment for O3, and PM2.5 under the California and National AAQS, nonattainment for 
PM10 under the California AAQS and nonattainment for lead (Los Angeles County only) under the National 
AAQS (CARB 2014a).  

Where available, the significance criteria established by the applicable air quality management or air pollution 
control district may be relied upon to make the following determinations. 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

Less Than Significant Impact. A consistency determination plays an important role in local agency project 
review by linking local planning and individual projects to the air quality management plan (AQMP). It fulfills 
the CEQA goal in informing decision makers of  the environmental efforts of  the project under 
consideration at an early enough stage to ensure that air quality concerns are fully addressed. It also provides 
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the local agency with ongoing information as to whether they are contributing to clean air goals in the 
AQMP. The most recent adopted comprehensive plan is the 2012 AQMP, which was adopted on December 
7, 2012 (see Appendix A to this Initial Study for a description of  the 2012 AQMP). 

Regional growth projections are used by SCAQMD to forecast future emission levels in the SoCAB. For 
southern California, these regional growth projections are provided by the Southern California Association of  
Governments (SCAG) and are partially based on land use designations in city/county general plans. Typically, 
only large, regionally significant projects have the potential to affect the regional growth projections. The 
Proposed Project is not considered a regionally significant project that would warrant Intergovernmental 
Review by SCAG under CEQA Guidelines section 15206.  

While the Proposed Project would result in an increase in population in the City, it would not substantially 
affect the regional growth projections (see Section 3.13, Population and Housing) because the proposed land 
uses are consistent with City’s Mesa West Bluffs Urban Plan and therefore consistent with the City’s General 
Plan. Additionally, as demonstrated below in Sections 3.3(b) and (c), the regional emissions that would be 
generated by the construction and operational phases of  the Proposed Project would be less than the 
SCAQMD emissions thresholds and would therefore not be considered by SCAQMD to be a substantial 
source of  air pollutant emissions that would have the potential to affect the attainment designations in the 
SoCAB. Therefore, the Proposed Project would not affect the regional emissions inventory or conflict with 
strategies in the AQMP. Impacts would be less than significant and no mitigation measures are necessary. 

b) Violate any air quality standard or contribute substantially to an existing or projected air quality 
violation? 

Less Than Significant Impact. The following describes project-related impacts from short-term 
construction activities and long-term operation of  the Proposed Project. 

Short-Term Air Quality Impacts 
Project-related construction activities would result in the generation of  air pollutants. These emissions would 
primarily include 1) exhaust emissions from off-road diesel-powered construction equipment; 2) dust 
generated by grading, earthmoving, and other construction activities; 3) exhaust emissions from on-road 
vehicles; and 4) off-gas emissions of  volatile organic compounds (VOCs) from the application of  asphalt, 
paints, and coatings.  

Project development would involve demolition of  existing buildings, structures, and site improvements; site 
grading; construction of  the residential lofts and live-work units; and onsite paving. Construction activities 
would start as early as summer 2015 and would take approximately 18 months (time frame when first units 
could be occupied). Construction emissions were estimated using the California Emissions Estimator Model 
(CalEEMod), Version 2013.2.2, based on the project’s preliminary construction schedule, phasing, and 
equipment list provided by the project applicant. The construction schedule and equipment mix is based on 
preliminary engineering and is subject to changes during final design and as dictated by field conditions.  
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Results of  the construction emission modeling are provided in Table 2, which shows that air pollutant 
emissions from construction-related activities would be less than their respective SCAQMD regional 
significance threshold values. It should be noted that certain aspects of  Proposed Project’s construction 
phase may take longer, (e.g., homes phasing as units sell); thereby, extending beyond the 18-month 
construction time frame noted above. However, since air pollutant emissions from construction-related 
activities would be less than their respective SCAQMD regional significance threshold values using the more 
aggressive and conservative 18-month construction time frame, analyzing a longer time frame, although it 
would reduce emissions, is not necessary since the construction emissions analysis conducted took into 
consideration the more aggressive and conservative time frame. Therefore, air quality impacts from project-
related construction activities would be less than significant. No mitigation measures are necessary. 

Table 2 Maximum Daily Regional Construction Emissions 

Source 

Criteria Air Pollutants (lbs/day)1,2 

VOC NOX CO SO2 PM10 PM2.5 
2015 Building Demolition + Building Demolition Haul 3 39 18 <1 2 2 
2015 Asphalt Demolition 3 24 12 <1 1 1 
2015 Site Preparation 5 57 44 <1 11 7 
2015 Grading + Grading Soil Haul 5 61 38 <1 7 4 
2015 Grading + Grading Soil Haul + Wet Utility 

Trenching & Installation 5 67 42 <1 7 4 

2015 Grading + Grading Soil Haul + Asphalt Paving 8 87 54 <1 8 6 
2015 Asphalt Paving 3 25 16 <1 2 1 
2015 Dry Utility Trenching & Installation <1 5 4 <1 <1 <1 
2015 Building Construction 4 33 28 <1 4 2 
2016 Building Construction 4 31 27 <1 3 2 
2016 Building Construction + Architectural Coating 56 34 31 <1 4 3 
Maximum Daily Emissions 56 87 54 <1 11 7 
SCAQMD Regional Threshold 75 100 550 150 150 55 
Exceeds Regional Threshold? No No No No No No 
Source: CalEEMod Version 2013.2.2. 
Notes: Totals may not equal 100 percent due to rounding. lbs/day = pounds per day  
1 Construction phasing is based on the preliminary information provided by the project applicant. Where specific information regarding project-related construction activities 

was not available, construction assumptions were based on CalEEMod defaults, which are based on construction surveys conducted by SCAQMD of construction 
equipment and phasing for comparable projects. 

2 Includes implementation of fugitive dust control measures required by SCAQMD under Rule 403 (Fugitive Dust), including watering disturbed areas a minimum of two times 
per day, reducing speed limit to 15 miles per hour on unpaved surfaces, replacing ground cover quickly, and street sweeping with Rule 1186–compliant sweepers. Modeling 
also assumes a VOC of 100 g/L for paints pursuant to SCAQMD Rule 1113.  

 

Additionally, the Proposed Project would be subject to compliance with Standard Condition SC 3.3-1, which 
requires that all construction contractors comply with SCAQMD regulations, including Rule 403 (Fugitive 
Dust). 
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Standard Conditions 
SC 3.3-1 All construction contractors shall comply with South Coast Air Quality Management District 

(SCAQMD) regulations, including Rule 403, Fugitive Dust. All grading (regardless of  
acreage) shall apply best available control measures for fugitive dust in accordance with Rule 
403. To ensure that the project is in full compliance with applicable SCAQMD dust 
regulations and that there is no nuisance impact off  the site, the contractor would implement 
each of  the following: 

 Moisten soil not more than 15 minutes prior to moving soil or conduct whatever watering 
is necessary to prevent visible dust emissions from exceeding 100 feet in any direction. 

 Apply chemical stabilizers to disturbed surface areas (completed grading areas) within five 
days of  completing grading or apply dust suppressants or vegetation sufficient to maintain 
a stabilized surface. 

 Water excavated soil piles hourly or covered with temporary coverings. 

 Water exposed surfaces at least three times a day under calm conditions. Water as often as 
needed on windy days when winds are less than 25 miles per day or during very dry 
weather in order to maintain a surface crust and prevent the release of  visible emissions 
from the construction site. 

 Wash mud-covered tired and under-carriages of  trucks leaving construction sites. 

 Provide for street sweeping, as needed, on adjacent roadways to remove dirt dropped by 
construction vehicles or mud, which would otherwise be carried off  by trucks departing 
project sites. 

 Securely cover loads with a tight fitting tarp on any truck leaving the construction sites to 
dispose of  debris. 

 Cease grading during period when winds exceed 25 miles per hour. 

Long-Term Operation-Related Air Quality Impacts 
Long-term air pollutant emissions generated by the Proposed Project would be generated by area sources 
(e.g., landscape fuel use, aerosols, and architectural coatings), energy use (natural gas) associated with the 
proposed residential lofts and live/work units, and the project-related vehicle trips generated. Mobile-source 
emissions are based on the estimated average daily trips associated with the existing and proposed land uses 
of  the site, as provided in Table 18, Project Trip Generation Summary. Criteria air pollutant emissions for both 
the existing (light industrial and commercial) and proposed (residential lofts and live/work units) land uses 
were modeled using CalEEMod and are presented in Table 3. The operational emissions analysis for the 
existing uses onsite was conducted in order to account for existing emissions.  
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Table 3 Net Maximum Daily Regional Operational-Phase Emissions 

Source 
Criteria Air Pollutants (lbs/day) 

VOC NOX CO SO2 PM10 PM2.5 
Existing Uses Onsite 
Area  7 <1 <1 <1 <1 <1 
Energy <1 1 1 <1 <1 <1 
Mobile Sources 2 2 24 <1 5 1 
Total Emissions 9 3 25 <1 5 2 
Proposed Project 
Area  18 1 91 <1 13 13 
Energy <1 1 <1 <1 <1 <1 
Mobile Sources 5 5 52 <1 11 3 
Total Emissions  22 7 144 <1 24 16 
Net Change 
Area  11 1 91 <1 13 13 
Energy -0.021 -0.234 -0.477 -0.001 -0.015 -0.015 
Mobile Sources 3 3 28 <1 6 2 

Total Emissions 13 4 119 <1 19 15 
SCAQMD Regional Threshold 55 55 550 150 150 55 
Exceeds Regional Threshold? No No No No No No 
Source: CalEEMod Version 2013.2.2.  
Notes: Highest winter or summer emissions are reported. 
Totals may not equal 100 percent due to rounding.  
If proposed, fireplaces in the proposed residential lofts and live/work units would be gas fireplaces in accordance with SCAQMD Rule 445 (Wood-burning Devices).  
lbs/day = pounds per day 
 

As shown in Table 3, taking into account operational emissions from the existing land uses, the net change 
(difference in existing versus proposed conditions) in project-related air pollutant emissions from area 
sources, energy use, and vehicle trips would not exceed the SCAQMD’s regional emissions thresholds for 
operational activities. Overall, long-term operation-related project impacts to air quality would be less than 
significant and no mitigation measures are necessary. 

Additionally, the Proposed Project would be subject to compliance with Standard Conditions SC 3.3-2 and SC 
3.3-3. Standard Condition SC 3.3-2 prohibits permanently installed wood-burning devices in new 
developments, and Standard Condition SC 3.3-3 requires compliance with Title 24 of  the California Code of  
Regulations. Compliance with these standards conditions is ensured through the City’s development review 
and building plan check process. 

Standard Conditions 
SC 3.3-2 Prohibits permanently installed wood burning devices into any new development. A wood 

burning device means any fireplace, wood burning heater, or pellet-fueled wood heater, or 
any similarly enclosed, permanently installed, indoor or outdoor device burning any solid 
fuel for aesthetic or space-heating purposes, which has a heat input of  less than one million 
British thermal units per hour. 
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SC 3.3-3 The Project shall comply with Title 24 of  the California Code of  Regulations established by 
the energy conservation standards. The Project Applicant shall incorporate the following in 
building plans: 

 Solar or low emission water heaters shall be used with combined space/water heater units. 

 Double paned glass or window treatment for energy conservation shall be sued in all 
exterior windows. 

 Building shall be oriented north/south where feasible. 

c) Result in a cumulatively considerable net increase of any criteria pollutant for which the project 
region is nonattainment under an applicable federal or state ambient air quality standard 
(including releasing emissions which exceed quantitative thresholds for ozone precursors)? 

Less Than Significant Impact. The SoCAB is designated nonattainment for O3 and PM2.5 under the 
California and National AAQS, nonattainment for PM10 under the California AAQS, and nonattainment for 
lead under the National AAQS (CARB 2014a). According to SCAQMD methodology, any project that does 
not exceed or can be mitigated to less than the daily threshold values would not add significantly to a 
cumulative impact (SCAQMD 1993). As demonstrated above in Section 3.3(b), project-related construction 
and operational activities would not result in emissions in excess of  SCAQMD’s significant thresholds. 
Therefore, the Proposed Project would not result in a cumulatively considerable net increase in criteria 
pollutants. Impacts would be less than significant and no mitigation measures are necessary. 

d) Expose sensitive receptors to substantial pollutant concentrations? 

Less Than Significant Impact. The Proposed Project could expose sensitive receptors to elevated pollutant 
concentrations if  it would cause or contribute significantly to elevated pollutant concentration levels. Unlike 
regional emissions, localized emissions are typically evaluated in terms of  air concentration rather than mass 
so they can be more readily correlated to potential health effects.  

Construction LSTs  
Localized significance thresholds (LSTs) are based on the California AAQS, which are the most stringent 
AAQS that have been established to provide a margin of  safety in the protection of  public health and 
welfare. They are designated to protect those sensitive receptors most susceptible to further respiratory 
distress, such as asthmatics; the elderly; very young children; people already weakened by other disease or 
illness; and people engaged in strenuous work or exercise. Construction LSTs are based on the size of  the 
project site, distance to the nearest sensitive receptor, and Source Receptor Area (SRA). Receptors proximate 
to the project site include residents of  the live/work project that is under construction to the east, abutting 
the project site (see Figure 3, Aerial Photograph, and photo location 4a-1 of  Figure 4a, Site Photographs). 
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Air pollutant emissions generated by construction activities are anticipated to cause temporary increases in air 
pollutant concentrations. Table 4 shows the maximum daily construction emissions (in pounds per day) 
generated during onsite construction activities compared with the SCAQMD’s LSTs.  

Table 4 Localized Construction Emissions 

Source 
Pollutants(lbs/day)1,2 

NOX CO PM10 PM2.5 

2015 Asphalt Demolition 24 11 0.98 0.95 
2015 Asphalt Paving 25 15 1.41 1.30 
2015 Dry Utility Trenching & Installation 5 3 0.24 0.22 
SCAQMD <=1.00-acre LST 92 647 4.00 3.00 
Exceeds LST? No No No No 
2015 Building Construction 30 19 2.12 1.99 
2016 Building Construction 29 19 1.97 1.85 
2016 Building Construction + Architectural Coating 31 20 2.16 2.05 
SCAQMD 1.31-acre LST 104 745 4.93 3.62 
Exceeds LST? No No No No 
2015 Building Demolition + Building Demolition Haul 37 15 1.93 1.41 
SCAQMD 1.50-acre LST 112 804 5.50 4.00 
Exceeds LST? No No No No 
2015 Grading + Grading Soil Haul 40 27 5.14 3.58 
2015 Grading + Grading Soil Haul + Wet Utility 

Trenching & Installation 45 30 5.38 3.80 

2015 Grading + Grading Soil Haul + Asphalt Paving 66 42 6.56 4.89 
SCAQMD 2.50-acre LST 142 1,087 8.16 5.67 
Exceeds LST? No No No No 
2015 Site Preparation 57 43 10.81 7.09 
SCAQMD 3.50-acre LST 164 1,336 10.49 7.00 
Exceeds LST? No No Yes Yes 
Source: CalEEMod Version 2013.2.2., and SCAQMD, Localized Significance Methodology, 2006, October, Appendix A.  
Notes: Bold: Exceeds threshold; lbs/day = pounds per day 
In accordance with SCAQMD methodology, only onsite stationary sources and mobile equipment occurring on the Proposed Project site are included in the analysis. 

LSTs are based on receptors within 82 feet (25 meters) of the project site in Source Receptor Area (SRA) 18. 
1 Construction phasing is based on the preliminary information provided by the project applicant. Where specific information regarding project-related construction 

activities was not available, construction assumptions were based on CalEEMod defaults, which are based on construction surveys conducted by SCAQMD of 
construction equipment and phasing for comparable projects. 

2 Includes implementation of fugitive dust control measures required by SCAQMD under Rule 403 (Fugitive Dust), including watering disturbed areas a minimum of 
two times per day; reducing speed limit to 15 miles per hour on unpaved surfaces; replacing ground cover quickly; and street sweeping with Rule 1186–compliant 
sweepers.  

 

As shown in Table 4, the maximum daily NOX and CO construction emissions generated from onsite 
construction-related activities would be less than their respective SCAQMD LSTs. However, PM10 and PM2.5 

emissions generated during site preparation-related activities would exceed the SCAQMD LSTs. Therefore, 
project-related construction activities would have the potential to expose sensitive receptors to substantial 
pollutant concentrations. 
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Table 5 shows the emissions that would be generated with implementation of  Standard Condition SC 3.3-1. 
For example, this standard condition requires watering disturbed areas at least three times per day. As shown 
in the table, PM10 and PM2.5 emissions would be reduced to below the SCAQMD LSTs for the site 
preparation phase. Therefore, with implementation of  Standard Condition SC3.3-1, construction LST 
impacts would be reduced to a level of  less than significant. No mitigation measures are necessary.  

Table 5 Localized Construction Emissions – Mitigated  

Source 
Pollutants(lbs/day)1,2 

NOX CO PM10 PM2.5 

2015 Asphalt Demolition 24 11 0.98 0.95 
2015 Asphalt Paving 25 15 1.41 1.30 
2015 Dry Utility Trenching & Installation 5 3 0.24 0.22 
SCAQMD <=1.00-acre LST 92 647 4.00 3.00 
Exceeds LST? No No No No 
2015 Building Construction 30 19 2.12 1.99 
2016 Building Construction 29 19 1.97 1.85 
2016 Building Construction + Architectural Coating 31 20 2.16 2.05 
SCAQMD 1.31-acre LST 104 745 4.93 3.62 
Exceeds LST? No No No No 
2015 Building Demolition + Building Demolition Haul 37 15 1.86 1.40 
SCAQMD 1.50-acre LST 112 804 5.50 4.00 
Exceeds LST? No No No No 
2015 Grading + Grading Soil Haul 40 27 4.77 3.39 
2015 Grading + Grading Soil Haul + Wet Utility 

Trenching & Installation 45 30 5.01 3.61 

2015 Grading + Grading Soil Haul + Asphalt Paving 66 42 6.18 4.69 
SCAQMD 2.50-acre LST 142 1,087 8.16 5.67 
Exceeds LST? No No No No 
2015 Site Preparation 57 43 9.78 6.52 
SCAQMD 3.50-acre LST 164 1,336 10.49 7.00 
Exceeds LST? No No No No 
Source: CalEEMod Version 2013.2.2., and SCAQMD, Localized Significance Methodology, 2006, October, Appendix A.  
Notes: In accordance with SCAQMD methodology, only onsite stationary sources and mobile equipment occurring on the Proposed Project site are included in the 

analysis.  
LSTs are based on receptors within 82 feet (25 meters) of the project site in Source Receptor Area (SRA) 18. 
lbs/day = pounds per day 

1 Construction phasing is based on the preliminary information provided by the project applicant. Where specific information regarding project-related construction 
activities was not available, construction assumptions were based on CalEEMod defaults, which are based on construction surveys conducted by SCAQMD of 
construction equipment and phasing for comparable projects. 

2 Includes implementation of fugitive dust control measures required by SCAQMD under Rule 40 (Fugitive Dust)3, including watering disturbed areas a minimum of 
three times per day (per Mitigation Measure 1); reducing speed limit to 15 miles per hour on unpaved surfaces; replacing ground cover quickly; and street sweeping 
with Rule 1186–-compliant sweepers.  

 

Standard Conditions  
Standard Condition SC 3.3-1, above, also applies here. 
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Carbon Monoxide Hotspots 
Areas of  vehicle congestion have the potential to create pockets of  CO called hotspots. These pockets have 
the potential to exceed the state one-hour standard of  20 parts per million (ppm) or the eight-hour standard 
of  9.0 ppm. Because CO is produced in greatest quantities from vehicle combustion and does not readily 
disperse into the atmosphere, adherence to ambient air quality standards is typically demonstrated through an 
analysis of  localized CO concentrations. Hotspots are typically produced at intersections where traffic 
congestion is highest because vehicles queue for longer periods and are subject to reduced speeds.  

Under existing and future vehicle emission rates, a project would have to increase traffic volumes at a single 
intersection by more than 44,000 vehicles per hour—or 24,000 vehicles per hour where vertical and/or 
horizontal mixing is substantially limited—in order to generate a significant CO impact (BAAQMD 2011). As 
shown in Table 18, Project Trip Generation Summary, the Proposed Project would generate 944 average daily 
vehicle trips during a weekday, 133 trips during the morning peak hour, and 124 trips during the evening peak 
hour, which is substantially less than the volume thresholds cited above. Based on the number of  trips that 
would be generated, the Proposed Project would not have the potential to substantially increase CO hotspots 
at intersections in the vicinity of  the project site. Additionally, the SoCAB has been designated as attainment 
under both the national and California AAQS for CO. Therefore, localized air quality impacts related to 
mobile-source emissions would be less than significant and no mitigation measures are necessary. 

Toxic Air Contaminants 
The Proposed Project would expose sensitive receptors (project residents) to elevated pollutant 
concentrations if  it would place the receptors in an area with pollutant concentrations above ambient 
concentrations in the SoCAB. Recent air pollution studies have shown an association between proximity to 
major air pollution sources and a variety of  health effects, which are attributed to a high concentration of  air 
pollutants. Guidance from the California Air Resources Board (CARB 2005) and the California Air Pollutant 
Control Officer’s Association (CAPCOA 2009) recommends the evaluation of  various emission sources up to 
1,000 feet from sensitive land uses (i.e., residences, schools, daycare centers, and hospitals), based on the types 
of  sources (i.e. freeways, distribution centers, rail yards, ports, refineries, chrome platers, dry cleaners, and gas 
stations). Following is a brief  discussion of  potential sources within 1,000 feet of  the project site. 

 Freeways and High-Traffic Roads: CARB recommends avoiding siting of  new sensitive land uses 
within 500 feet of  a freeway or urban road with 100,000 vehicles per day. The closest major roadway to 
the project site is SR-55/Newport Boulevard, which is approximately 950 feet to the east. The traffic 
count for SR-55/Newport Boulevard south of  17th Street is less than 100,000 vehicles per day (estimated 
to be 64,000), and the traffic count north of  17th Street does not exceed 100,000 vehicles per day. 
According to the wind rose for the Costa Mesa meteorological station (2007–2011), the prevailing wind 
in the area of  the project site blows to the east-northeast (see Appendix A). Therefore, the project site is 
upwind of  SR-55/Newport Boulevard, which would further reduce the impact of  vehicular emissions at 
the project site associated with this major roadway. The daily traffic volumes for all other roadways within 
1,000 feet from the project site are less than 50,000 vehicles per day and well below CARB’s 
recommended screening criteria of  100,000 vehicles per day (CDPH 2015).  
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 Distribution Centers, Rail Yards, and Chrome Platers: CARB recommends avoiding siting of  new 
sensitive land uses within 1,000 feet of  distribution centers, rail yards, or chrome plating facilities. None 
of  these facilities are within 1,000 feet of  the project site. 

 Ports and Refineries: CARB recommends avoiding siting of  new sensitive land uses immediately 
downwind of  ports or petroleum refineries. There are no ports or refineries within five miles of  the 
project site. 

 Dry Cleaners and Gas Stations: CARB recommends avoiding siting of  new sensitive land uses within 300 
feet of  any dry cleaning operation or gas station. There are no dry cleaners or gas stations within 1,000 
feet of  the project site. 

In addition to major sources of  air emissions, as described by CARB and CAPCOA guidance, properties 
within a 1,000-foot radius of  the project site were surveyed to identify other facilities that have the potential 
to generate hazardous and acutely hazardous air emissions. SCAQMD’s online database was used to assist in 
the identification of  potential emission sources (SCAQMD 2014). The vast majority of  the identified facilities 
either do not operate equipment that would emit toxic air contaminants (TACs) or are no longer active 
emitters. The active facilities within 1,000 feet of  the project site are all automotive or metal refinishing 
facilities with spray booths. As refinishing facilities typically generate potential health risks only when in close 
proximity to sensitive receptors, only the sources within 500 feet of  the project site were evaluated in more 
detail. 

Five SCAQMD-regulated sources/facilities were identified as potentially emitting toxic air pollutants within 
500 feet of  the project site: 

 Southern Auto Body – 118 W. 16th Street 

 Normandy Metal Refinishers – 1603 Superior Avenue 

 Caliber Collision – 1622 Pomona Avenue 

 Rafael’s Auto Body – 1618 Ohms Way 

 Heritage Garage – 1701 Pomona Avenue 

Figure 13, Permitted Sources of  Toxic Air Contaminants, shows the locations of  these facilities with respect to the 
project site. Potential emissions from these sources include VOCs from automotive or metal spray paints and 
refinishing using spray booths. Typical toxic components of  painting or refinishing products include acetone, 
butyl acetate, ethylbenzene, methyl ethyl ketone, titanium dioxide, toluene, and xylene. The specific TACs 
used by a particular facility can be determined by reviewing material safety data sheets of  the chemical 
products. Most chemicals currently used in refinishing facilities contain TACs that are not carcinogens. A 
carcinogen is a substance that causes cancer or helps cancer grow. Although refinishing chemicals do have 
reference exposure levels that can be used to evaluate non-carcinogenic chronic hazards, emissions are not 
anticipated to exceed the hazard index for specific toxicological endpoints (PlaceWorks 2010 and 2013). Due 
to the general lack of  carcinogens in paints used in spray booth operations and the distances of  these 
facilities from the project site—ranging from over 100 to 500 feet—emissions and health risks from the 
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identified automotive or metal refinishing facilities are not anticipated to pose an actual or potential 
endangerment to occupants of  the Proposed Project.  

Therefore, the Proposed Project would not have the potential to expose sensitive receptors to substantial 
concentrations of  toxic air contaminants, and impacts related to TAC emission sources would be less than 
significant. No mitigation measures are necessary. 

e) Create objectionable odors affecting a substantial number of people? 

Less Than Significant Impact. The Proposed Project would not result in objectionable odors. The 
threshold for odor is if  a project creates an odor nuisance pursuant to SCAQMD Rule 402 (Nuisance), which 
states: 

A person shall not discharge from any source whatsoever such quantities of  air 
contaminants or other material which cause injury, detriment, nuisance, or annoyance to any 
considerable number of  persons or to the public, or which endanger the comfort, repose, 
health or safety of  any such persons or the public, or which cause, or have a natural 
tendency to cause, injury or damage to business or property. The provisions of  this rule shall 
not apply to odors emanating from agricultural operations necessary for the growing of  
crops or the raising of  fowl or animals.  

Following is a discussion of  the potential odor impacts resulting from the Proposed Project’s construction 
and operational phases. 

Construction Phase 
Emissions from construction equipment, such as diesel exhaust and VOCs from architectural coatings and 
paving activities, may generate odors that are objectionable to some individuals. However, these odors would 
be low in concentration, temporary, disperse rapidly, and are not expected to affect a substantial number of  
people. Therefore, no significant construction-related odor impacts would occur and no mitigation measures 
are necessary. 

Operational Phase 
According to the SCAQMD “CEQA Air Quality Handbook,” the type of  facilities and land uses that are 
considered to have objectionable odors include wastewater treatments plants, compost facilities, landfills, solid 
waste transfer stations, fiberglass manufacturing facilities, paint/coating operations (e.g., auto body shops), 
dairy farms, petroleum refineries, asphalt batch plants, chemical manufacturing, and food manufacturing 
facilities. The uses proposed by the project do not fall within the aforementioned land uses. Additionally, as 
outlined in the Toxic Air Contaminants discussion of  Section 3.3(d), there are five SCAQMD-regulated 
sources/facilities within 500 feet of  the project site, some of  which include auto paint businesses; these 
businesses could result in an odor nuisance or impact for future project residents. However, the auto paint 
spraying activities of  these businesses occur in enclosed spray booths. Additionally, the auto paint businesses 
are regulated by SCAQMD Rule 402 (Nuisance) and are required to comply with this rule. 
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Furthermore, the Proposed Project would be subject to compliance with Standard Condition’s SC 3.1-2, SC 
3.3-2, and SC 3.3-4 (list of  standard conditions provided above and below). Standard Condition SC 3.1-2 
requires notification to buyers that the project is located within an area designated as Light Industry and 
subject to existing and potential annoyances/inconveniences (such as odors) associated with industrial land 
uses. Standard Condition SC 3.3-2 prohibits permanently installed wood-burning devices in new 
developments, while Standard Condition SC 3.3-4 requires that all trash facilities to be enclosed to eliminate 
potential odor impacts. Compliance with these standards conditions is ensured through the City’s 
development review and building plan check process. 

Therefore, no significant operational-related odor impacts would occur and no mitigation measures are 
necessary. 

Standard Conditions 
Refer to Standard Condition’s SC 3.1-2 and 3.3-1, above, which apply here.  

SC 3.3-4 Trash facilities shall be screened from view and designed and located appropriately to 
minimize potential noise and odor impacts to residential areas. 

3.4 BIOLOGICAL RESOURCES 
a) Have a substantial adverse effect, either directly or through habitat modifications, on any species 

identified as a candidate, sensitive, or special status species in local or regional plans, policies, or 
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service? 

No Impact. As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs, the project site is 
currently developed with a number of  buildings, structures, and site improvements associated with light 
industrial and commercial uses. Existing landscaping includes a number of  mature ornamental trees along the 
northern and western portions of  the project site, as well as a few scattered trees internal to the site. As 
shown in Figures 3, 4a, and 4b and based on views of  the project site and surrounding area from Google 
Earth maps and a site visit conducted by PlaceWorks personnel on January 13, 2015, there is no suitable 
habitat onsite, and no natural biological resources or communities exist on, adjacent to, or near the project 
site. The site also does not connect to areas supporting suitable habitat for sensitive species.  

Additionally, the project site is in a fully developed, urbanized area of  the City; surrounding land uses consist 
of  commercial and light industrial uses to the north, south, west, and southeast, and live/work units under 
construction to the east (see Figure 3). Furthermore, as noted in responses to Section 3.4(f), below, the 
project site does not lie within an adopted habitat conservation plan, natural community conservation plan, or 
other approved local, regional, or state habitat conservation plan.  

Therefore, development of  the Proposed Project would have no impact on or interfere with any species, 
habitat, natural community, riparian area, wetland, migratory fish or wildlife, or migratory wildlife corridor 
identified by any local, regional, state, or federal agency. No mitigation measures are necessary. 
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b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, regulations, or by the California Department of Fish 
and Wildlife or U.S. Fish and Wildlife Service? 

No Impact. Riparian habitat refers to the trees, other vegetation, and physical features normally found on 
the banks and floodplains of  rivers, streams, and other bodies of  fresh water. Sensitive natural communities 
are communities that are considered rare in the region by regulatory agencies, are known to provide habitat 
for sensitive animal or plant species, or are known to be important wildlife corridors. As shown in Figures 3, 
Aerial Photograph, and 4a and 4b, Site Photographs, the project site is currently developed with light industrial and 
commercial uses. Onsite vegetation includes a number of  mature ornamental trees along the northern and 
western portions of  the project site, as well as a few scattered trees internal to the site. No riparian habitats or 
sensitive natural communities exist onsite, adjacent to the site, or within proximity of  the site. Therefore, no 
impacts would occur and no mitigation measures are necessary. See also responses to Sections 3.4(a), above, 
and 3.4(c), below. 

c) Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of the 
Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through direct 
removal, filling, hydrological interruption, or other means? 

No Impact. Wetlands are defined under the federal Clean Water Act as land that is flooded or saturated by 
surface water or groundwater at a frequency and duration sufficient to support, and that normally does 
support, a prevalence of  vegetation adapted to life in saturated soils. Wetlands include areas such as swamps, 
marshes, streams, lakes, and bogs. The National Wetlands Mapper, which is operated and maintained by the 
U.S. Fish and Wildlife Service (USFWS), does not show any federally-protected streams, wetlands, or other 
water bodies or any riparian habitat on or adjacent to the project site (USFWS 2015).  

Construction- and operational-related runoff  from the project site would be conveyed to the west and 
southeast—towards Pomona Avenue and Superior Avenue, respectively—where runoff  would be captured 
via catch basins. Drainage collected along Pomona Avenue and Superior Avenue eventually discharges into 
Lower Newport Bay to the west in the City of  Newport Beach. Lower Newport Bay is classified an 
Environmentally Sensitive and Special Biological Significant Area (RBF 2015a). 

Construction and operation phases of  the Proposed Project would generate pollutants that could adversely 
affect the water quality of  Lower Newport Bay if  effective measures were not used to keep pollutants out of  
stormwater and remove pollutants from stormwater. However, as concluded below in Section 3.9(a), 
adherence to the best management practices in the Stormwater Pollution Prevention Plan (construction 
phase) and Conceptual Water Quality Management Plan (operation phase) would reduce, prevent, minimize, 
and/or treat pollutants and prevent degradation of  Lower Newport Bay and other downstream receiving 
waters. Therefore, no impact to wetlands would occur and no mitigation measures are necessary. 
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d) Interfere substantially with the movement of any native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites? 

Less Than Significant Impact. See responses to Sections 3.4(a) and (b), above. 

A wildlife corridor is defined as a piece of  habitat, usually linear in nature that connects two or more habitat 
patches that would otherwise be fragmented. As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site 
Photographs, the project site is developed and is in a fully developed, urbanized area of  the City. The site and 
surrounding area do not provide habitat for the movement of  any native resident or migratory fish or wildlife 
species. Although the project site may provide some habitat for limited wildlife movement and live-in 
habitat—particularly for reptile and avian species and small to medium mammals that are adapted to urban 
settings—the project site does not function as a wildlife corridor.  

As shown in Figures 3, 4a, 4b, onsite vegetation includes a number of  mature ornamental trees along the 
northern and western portions of  the project site, as well as a few scattered trees internal to the site. 
Although ornamental, these trees may provide suitable habitat, including nesting habitat, for migratory birds1 
under the federal Migratory Bird Treaty Act (MBTA) and under Sections 3513 et seq, of  the California Fish 
and Game (CDFG) Code. CDFG Code 3513 provides protection to the birds listed under the MBTA, 
essentially all native birds. Additionally, Section 3503 of  the CDFG Code makes it unlawful to take, possess, 
or needlessly destroy the nest or eggs of  any bird. The MBTA implements the United States’ commitment to 
four treaties with Canada, Japan, Mexico, and Russia for the protection of  shared migratory bird resources. 
The MBTA governs the taking, killing, possession, transportation, and importation of  migratory birds, their 
eggs, parts, and nests. Under the provisions of  the MBTA, it is unlawful “by any means or manner to pursue, 
hunt, take, capture (or) kill” any migratory birds except as permitted by regulations issued by USFWS. The 
term “take” is defined by USFWS regulation to mean to “pursue, hunt, shoot, wound, kill, trap, capture or 
collect” any migratory bird or any part, nest or egg of  any migratory bird covered by the conventions, or to 
attempt those activities. USFWS administers permits to take migratory birds in accordance with the MBTA.  

The project applicant would be required to comply with the MBTA by either avoiding site clearing, 
demolition or grading activities during the breeding/nesting season (February 1 to September 1, as defined by 
the California Department of  Fish and Wildlife) or conducting a site survey for nesting birds prior to 
commencing such activities during the nesting season. Adherence to the MBTA regulations would ensure that 
if  construction occurs during the breeding season, appropriate measures would be taken to avoid impacts to 
nesting birds, if  any are found. Compliance with the MBTA requirements would be ensured through the 
City’s development review process. With adherence to the MBTA requirements, impacts would be less than 
significant. 

                                                      
1  Migratory birds include all native birds in the United States, as listed in 50 CFR (Code of Federal Regulations) 10.13 (List of 

Migratory Birds). 



W E S T S I D E  G A T E W A Y  P R O J E C T  I N I T I A L  S T U D Y  
C I T Y  O F  C O S T A  M E S A  

3. Environmental Analysis 

April 2015 Page 89 

e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance? 

No Impact. As shown in Figures 3, Aerial Photograph, 4a and 4b, Site Photographs, and 14, Existing Tree Survey 
Exhibit, onsite vegetation includes a number of  mature ornamental trees along the northern and western 
portions of  the project site, as well as a few scattered trees internal to the site. The trees onsite include figs, 
jacarandas, palms, sweet gums, locusts, and pines. Project implementation includes the removal of  all existing 
trees. However, the trees are ornamental and none are species that are considered sensitive and protected by 
local ordinances. Additionally, although the Proposed Project would include removal of  the existing 
ornamental trees (total of  87), it would provide a greater number of  trees (approximately 358 new trees, 
evergreen and/or deciduous) along the project boundaries and internal to the site (see Figures 6, Conceptual 
Site and Landscape Plan, and 12). Furthermore, the City does not have any tree-protection ordinances regarding 
trees on private property. Therefore, project development would not conflict any local tree preservation 
ordinance. No significant impacts would occur and no mitigation measures are necessary. 

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan? 

No Impact. The project site does not lie within an adopted habitat conservation plan, natural community 
conservation plan, or other approved local, regional, or state habitat conservation plan. Therefore, no impact 
to any such plans would occur as a result of  project implementation and no mitigation measures are 
necessary. 

3.5 CULTURAL RESOURCES 
a) Cause a substantial adverse change in the significance of a historical resource as defined in 

§ 15064.5? 

Less Than Significant Impact. Section 15064.5 defines historic resources as resources listed or determined 
to be eligible for listing by the State Historical Resources Commission, a local register of  historical resources, 
or the lead agency. Generally a resource is considered “historically significant” if  it meets one of  the 
following criteria: 

i) Is associated with events that have made a significant contribution to the broad 
patterns of  California’s history and cultural heritage; 

ii) Is associated with the lives of  persons important in our past; 

iii) Embodies the distinctive characteristics of  a type, period, region or method of  
construction, or represents the work of  an important creative individual, or 
possesses high artistic values; 

iv) Has yielded, or may be likely to yield, information important in prehistory or 
history. 
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The project site is currently developed with a number of  buildings, structures, and site improvements 
associated with light industrial and commercial uses. A review of  historic maps and aerial photographs 
indicates that the first two industrial buildings on the project site (in the northern section) were constructed in 
the early 1950s, and other building and structures were built in the 1960s and 1970. In order to redevelop the 
project site with the Proposed Project, all existing buildings and structures would be demolished (building and 
structure to be demolished are shown in Figures 3, 4a and 4b). 

The City’s historic and cultural resources are illustrated in Exhibit HCR-1 (Properties that Meet the Standards 
for Listing in the National Register) of  the General Plan Historic and Cultural Resources Element, and 
outlined in General Plan EIR Table 4.10-1 (Historic Resources Inventory). Per this exhibit and table, the 
project site is not identified as a historically or culturally significant resource.  

Additionally, the existing buildings and structures were assessed for historic significance and do not appear to 
meet any of  the four criteria (A through D) for listing on the California Register of  Historic Resources, nor 
do they appear to meet any criteria for local listing. The buildings and structures were built as functional 
buildings for local businesses, and therefore are not associated with events (A) that have made a significant 
contribution to the broad patterns of  history. The past and current businesses are not recognized locally and 
would not be considered historically significant, and therefore, the buildings and structures are not associated 
with a person(s) (B) significant in the past. The buildings and structures are not unusual or exceptional in any 
respect, and therefore they do not embody a distinctive characteristic of  a type, period, or method of  
construction (C). Finally, the buildings and structures are not capable of  providing information important in 
prehistory or history (D).  

Furthermore, the project site and existing building and structures were not identified on any of  these historic 
resource lists/databases—National Register of  Historic Places and the California State Historical Landmarks, 
Points of  Historical Interest, and Register of  Historic Places. Therefore, no significant impacts to historical 
resources would occur and no mitigation measures are necessary. 

b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to 
§ 15064.5? 

Less Than Significant Impact. As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs, the 
project site is in a fully developed, urbanized area of  the City. The project site consists of, and is surrounded 
by, developed land that has been permanently altered due to the construction of  below and aboveground 
improvements (i.e., buildings, driveways, hardscapes, and utilities). Given the highly-disturbed condition of  
the site and its surroundings, the potential for project implementation to impact an unidentified archeological 
or paleontological resource is considered low. Additionally, because the project site has already been 
previously disturbed, it has already been subject to similar construction and ground-disturbing activities. No 
archaeological or paleontological resources were identified during prior development of  the project site, and it 
is unlikely that any such resources would be uncovered or affected during project-related grading and 
construction activities. Furthermore, the project site and immediate surroundings are not recognized as an 
area having the potential for subsurface archeological or paleontological resources. 
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While unlikely, the presence of  subsurface archaeological or paleontological resources on the project site 
remains possible and could be affected by ground-disturbing activities associated with grading and 
construction at the project site. It is possible that subsurface disturbance might occur at levels not previously 
disturbed (e.g., deeper excavation than previously performed in certain locations) or may uncover 
undiscovered archeological or paleontological resources at the site. Therefore, potential impacts to 
archeological and/or paleontological resources could occur as a result of  project-related construction 
activities.  

However, the Proposed Project would be subject to compliance with Standard Conditions SC 3.5-1 and SC 
3.5-2, which provide direction in the event archeological or paleontological resources, respectively, are 
unearthed during subsurface activities. With compliance of  Standard Conditions SC 3.5-1 and SC 3.5-2, 
impacts to archeological and paleontological resources would be reduced to less than significant levels. No 
mitigation measures are necessary. Compliance with these standards conditions is ensured through the City’s 
development review and building plan check process. 

Standard Conditions 
SC 3.5-1 In the event that archaeological resources are encountered during grading and construction, 

all construction activities shall be temporarily halted or redirected to permit the sampling, 
identification, and evaluation of  archaeological materials as determined by the City, who shall 
establish, in cooperation with the project applicant and a certified archaeologist, the 
appropriate procedures for exploration and/or salvage of  the artifacts. 

SC 3.5-2 In the event that paleontological resources are encountered during grading and construction 
operations, all construction activities shall be temporarily halted or redirected to permit a 
qualified paleontologist to assess the find for significance and, if  necessary, develop a 
paleontological resources impact mitigation plan (PRIMP) for the review and approval by 
the City prior to resuming excavation activities. 

c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic 
feature? 

Less Than Significant Impact. See response to Section 3.5(b), above.  

There are no unique geological features onsite or adjacent to or surrounding the project site. Project 
development would not destroy any unique geological features. 

d) Disturb any human remains, including those interred outside of formal cemeteries? 

Less Than Significant Impact. There are no known human remains on or near the project site, and there 
are no cemeteries within the vicinity of  the project site. The probability that project construction would 
impact any human remains is low, given the degree of  past disturbance of  the site. In the unlikely event that 
human remains are uncovered during ground-disturbing activities, California Health and Safety Code Section 
7050.5 requires that disturbance of  the site shall halt until the county coroner has conducted an investigation 
into the circumstances, manner, and cause of  any death, and the recommendations concerning the treatment 
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and disposition of  the human remains have been made to the person responsible for the excavation or to his 
or her authorized representative, in the manner provided in Section 5097.98 of  the Public Resources Code. 
The coroner is required to make a determination within two working days of  notification of  the discovery of  
the human remains. If  the coroner determines that the remains are not subject to his or her authority and if  
the coroner recognizes or has reason to believe the human remains to be those of  a Native American, he or 
she shall contact, by telephone within 24 hours, the Native American Heritage Commission. Compliance with 
existing law regarding the discovery of  human remains, as required by Standard Condition SC 3.5-3, would 
reduce potential impacts involving disturbance to human remains to less than significant levels. No mitigation 
measures are necessary. 

Standard Conditions 
SC 3.5-3 If  human remains are encountered, State Health and Safety Code Section 7050.5 states that 

no further disturbance shall occur until the County Coroner has made a determination of  
origin and disposition pursuant to Public Resources Code Section 5097.98. The County 
Coroner must be notified of  the find immediately. If  the remains are determined to be 
prehistoric, the Coroner will notify the Native American Heritage Commission (NAHC), 
which will determine and notify a Most Likely Descendant (MLD). With the permission of  
the landowner or his/her authorized representative, the MLD may inspect the site of  the 
discovery. The MLD shall complete the inspection within 24 hours of  notification by the 
NAHC. The MLD may recommend scientific removal and nondestructive analysis of  
human remains and items associated with Native American burials. 

3.6 GEOLOGY AND SOILS 
The analysis in this section is based partly on the following technical studies, which are included as 
Appendices to this Initial Study:  

 Geotechnical Investigation, NorCal Engineering, May 5, 2014. (Appendix Ba) 

 Soil Infiltration Study, NorCal Engineering, May 6, 2014 (Appendix Bb) 

a) Expose people or structures to potential substantial adverse effects, including the risk of loss, 
injury, or death involving: 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning map, issued by the State Geologist for the area or based on other 
substantial evidence of a known fault? Refer to Division of Mines and Geology Special 
Publication 42. 

Less Than Significant Impact. The Alquist-Priolo Earthquake Fault Zoning Act was passed in 1972 to 
mitigate the hazard of  surface faulting to structures for human occupancy. Surface rupture is the most 
easily avoided seismic hazard. Fault rupture generally occurs within 50 feet of  an active fault line (CGS 
2007). The main purpose of  the Alquist-Priolo Earthquake Fault Zoning Act is to prevent construction 
of  buildings used for human occupancy on the surface of  active faults in order to minimize the hazard 
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of  surface rupture of  a fault to people and habitable buildings.2 Before cities and counties can permit 
development within Alquist-Priolo Earthquake Fault Zones, geologic investigations are required to show 
that the sites are not threatened by surface rupture from future earthquakes. 

The project site is not within or near a currently established Alquist-Priolo Earthquake Fault Zone 
(NorCal 2014). Based on available data, no active faults are in the immediate vicinity of  the project site. 
The closest known active fault, the Newport-Inglewood Fault, is approximately 1.2 miles west of  the 
project site (NorCal 2014). Due to the distance to this active fault, the potential for surface rupture of  a 
fault onsite is considered low. Therefore, no significant impacts from a fault rupture would occur and no 
mitigation measures are necessary.  

ii) Strong seismic ground shaking? 

Less Than Significant Impact With Mitigation Incorporated. The most significant geologic hazard 
to the design life of  the Proposed Project is the potential for moderate to strong ground shaking 
resulting from earthquakes generated on the faults in seismically active southern California. It is 
anticipated that the project site will periodically experience ground shaking as the result of  earthquakes. 
As noted above, the closest known active fault, the Newport-Inglewood Fault (a Type B13 fault with a 
magnitude of  6.9), is approximately 1.2 miles southwest of  the project site (NorCal 2014). This fault, as 
well as others in the region, is considered capable of  producing earthquakes that would cause strong 
shaking at the project site. A moderate to large magnitude earthquake on the Newport-Inglewood Fault 
or regional faults could cause moderate to severe seismic shaking in the City, exposing people or 
structures on the project site to potential substantial adverse effects, including the risk of  loss, injury, or 
death. The intensity of  ground shaking on the project site would depend on the magnitude of  the 
earthquake, distance to the epicenter, and the geology of  the area between the epicenter and the project 
site. 

However, the project site is not at greater risk of  seismic activity or impacts than other sites in southern 
California. Additionally, the state and local jurisdictions regulate development in California through a 
variety of  tools that reduce hazards from earthquakes and other geologic hazards. For example, the 2013 
California Building Code (CBC; California Code of  Regulations, Title 24, Part 2), adopted by reference in 
Section 5-1 (Construction Codes Adopted) of  the City’s Municipal Code, contains provisions to 
safeguard against major structural failures or loss of  life caused by earthquakes or other geologic hazards. 
The CBC contains provisions for earthquake safety based on factors including occupancy type, the types 
of  soil and rock onsite, and the strength of  ground motion with specified probability of  occurring at the 
site. The design and construction of  the Proposed Project would be required to adhere to the provisions 
of  the CBC, per Standard Condition 3.6-1, which are imposed on development projects by the City’s 
Building Division during the development review and building plan check process. Compliance with the 

                                                      
2  An active fault is a fault that has experienced seismic activity during historic time (since roughly 1800) or exhibits evidence of 

surface displacement during Holocene time; about the last 11,000 years. 
3  Faults that are known to be slipping (and therefore seismogenic) but lack sufficient information to fully model how close they 
 might be to rupture are classified as Type B. 
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requirements of  the CBC for structural safety during a seismic event would reduce hazards from strong 
seismic ground shaking.  

Additionally, the Geotechnical Investigation prepared for the Proposed Project (see Appendix Ba) 
concluded that development of  the site is considered feasible from a soils and geologic engineering 
standpoint, provided that the recommendations stated therein are incorporated into the design and 
construction of  the Proposed Project. Incorporation of  the earthwork and design recommendations 
provided in the Geotechnical Investigation, as outlined in Mitigation Measure GEO-1, would reduce 
hazards from strong seismic ground shaking.  

Therefore, compliance with the CBC and Standard Condition 4.6-1 and implementation of  the earthwork 
and design recommendations provided in the geotechnical investigation, as required by Mitigation 
Measure GEO-1, would reduce impacts resulting from strong seismic ground shaking to less than 
significant levels. 

Standard Conditions 
SC 3.6-1 The Project shall comply with the requirements of  the California Code of  Regulations, Title 

24, also known as the 2007 California Building Standards Code, as amended by the City of  
Costa Mesa. 

Mitigation Measure 
GEO-1 Prior to the issuance of  grading and building permits, the project applicant shall demonstrate 

to the City of  Costa Mesa Building Division that all earthwork and design recommendations 
(e.g., foundation design and site grading, soil sampling, removal and recompaction 
recommendations) in the project’s Geotechnical Investigation prepared by NorCal Engineering 
dated May 5, 2014, (incorporated herein by this reference) and any updated geotechnical 
reports have been incorporated into the project design and grading plans. During grading 
and construction, the Building Division staff  shall verify that grading and construction 
activities comply with these recommendations. 

iii) Seismic-related ground failure, including liquefaction? 

No Impact. Other seismic-related ground failures are discussed in their respective sections: ground 
rupture (see Section 3.6(a)(i)); landslides (see Section 3.6(a)(iv)); and dynamic ground subsidence (or 
settlement) and lateral spreading (see Section 3.6(g)). 

When soil liquefies, it loses strength needed for supporting overlying structures. The factors known to 
influence liquefaction potential include soil type and grain size, relative density, groundwater level, 
confining pressures, and intensity and duration of  ground shaking. In general, materials that are 
susceptible to liquefaction are loose, saturated granular soils. Common effects of  liquefaction include 
settlement of  soil and of  structures on or in soil, and horizontal landslides known as lateral spreading. 
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The project site is not in an area mapped by the California Geologic Survey as a liquefaction hazard zone 
(NorCal 2014). As also shown in Exhibit SAF-4 (Liquefaction) of  the General Plan Safety Element, the 
project site is in an area of  low liquefaction potential. As noted in the Geotechnical Investigation 
prepared for the Proposed Project (see Appendix Ba), the liquefaction potential on the project site is 
considered low due to the lack of  a shallow groundwater table. Seeping groundwater, likely a perched 
condition, was encountered at a depth of  28 feet during the site investigation conducted as a part of  the 
Soil Infiltration Study (NorCal 2014b). However, research of  the California Department of  Conservation 
- Division of  Mines and Geology Seismic Hazard Zone Report 03, Plate 1.2, indicates that historical high 
ground water in the project area is in excess of  50 feet in depth (NorCal 2014a). Furthermore, the project 
site is not in an area mapped by the California Geologic Survey as being in a liquefaction zone of  
required investigation (CGS 1997). Therefore, liquefaction potential onsite is estimated to be low. No 
impacts resulting from liquefaction would occur and no mitigation measures are necessary. 

iv) Landslides? 

No Impact. Landslides are the downslope movement of  geologic materials. Landslides are not expected 
to occur at the project site, because the project site and surrounding area are generally flat with gradual 
changes in elevation; there are no major slopes or bluffs on or adjacent to the site. Additionally, the 
project site is not located in an area identified by the California Geologic Survey as being in an 
earthquake-induced landslide zone of  required investigation (CGS 1997). Therefore, no impacts resulting 
from landslides would occur and no mitigation measures are necessary. 

b) Result in substantial soil erosion or the loss of topsoil? 

Less Than Significant Impact. Erosion is the movement of  rock and soil from place to place, and is a 
natural process. Common agents of  erosion in the project region include wind and flowing water. Significant 
erosion typically occurs on steep slopes where stormwater and high winds can carry topsoil down hillsides. 
Erosion can be increased greatly by earthmoving activities if  erosion-control measures are not used. 
Following is a discussion of  the potential erosion impacts resulting from the Proposed Project’s construction 
and operational phases. 

Construction Phase 
Project development would involve excavation, grading, and construction activities that would disturb soil 
and leave soil exposed. Common means of  soil erosion from construction sites include water, wind, and 
being tracked offsite by vehicles. These activities could result in soil erosion if  effective erosion-control 
measures are not used.  

However, development of  the project site is subject to local and state codes and requirements for erosion 
control and grading during construction. For example, project development is required to comply with 
standard regulations, including South Coast Air Quality Management District Rules 402 (Nuisance) and 403 
(Fugitive Dust), which would reduce construction erosion impacts. Rule 403 requires that fugitive dust be 
controlled with best available control measures so that dust does not remain visible in the atmosphere beyond 
the property line of  the emissions source. As outlined in Table 1 (Best Available Control Measures) of  Rule 
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403, control measures to reduce erosion during grading and construction activities include stabilizing 
backfilling materials when not actively handling, stabilizing soils during clearing and grubbing activities, and 
stabilizing soils during and after cut-and-fill activities. Rule 402 requires dust suppression techniques to be 
implemented to prevent dust and soil erosion from creating a nuisance offsite. Compliance with these 
standard regulations would be ensured through the City’s development review and building plan check 
process.  

Additionally, the Construction General Permit (CGP) issued by the State Water Resources Control Board 
(SWRCB), effective July 17, 2012, regulates construction activities to minimize water pollution, including 
sediment. The Proposed Project’s site improvements would be subject to National Pollution Discharge 
Elimination System (NPDES) permitting regulations, including the development and implementation of  a 
Stormwater Pollution Prevention Plan (SWPPP), which is further discussed in Section 3.9, Hydrology and Water 
Quality. The Proposed Project’s construction contractor would be required to prepare and implement an 
SWPPP and associated BMPs in compliance with the CGP and Standard Condition 3.6-2 during grading and 
construction. Types of  BMPs that are incorporated in SWPPPs and would help minimize impacts from soil 
erosion include:  

 Erosion controls: Cover and/or bind soil surface, to prevent soil particles from being detached and 
transported by water or wind. Erosion control BMPs include mulch, soil binders, and mats. 

 Sediment controls: Filter out soil particles that have been detached and transported in water. Sediment 
control BMPs include barriers, and cleaning measures such as street sweeping. 

 Tracking controls: Tracking control BMPs minimize the tracking of  soil offsite by vehicles; for instance, 
stabilizing construction roadways and entrances/exits. 

 Non-storm Water Management Controls: Prohibit discharge of  materials other than stormwater, such 
as discharges from the cleaning, maintenance, and fueling of  vehicles and equipment. Conduct various 
construction operations, including paving, grinding, and concrete curing and finishing, in ways that 
minimize non-stormwater discharges and contamination of  any such discharges. 

 Waste Management and Controls (i.e., good housekeeping practices). Management of  materials 
and wastes to avoid contamination of  stormwater. 

Adherence to the BMPs in the SWPPP would reduce, prevent, or minimize soil erosion from project-related 
grading and construction activities. Additionally, the project-related grading activities would be required to 
adhere to the provisions of  the City’s grading regulations and CBC, per Standard Condition 3.6-1. 
Implementation of  the BMPs in the SWPPP and adherence to these provisions would be ensured through 
the City’s development review and building plan check process. 

Therefore, soil erosion impacts from project-related grading and construction activities would be less than 
significant and no mitigation measures are necessary. 
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Operation Phase 
The project site and surrounding area are in a fully developed, urbanized area of  the City and are relatively 
level. The site has little variation in topography (i.e., relatively flat), which slopes gently east to southeast. No 
major slopes or bluffs are on or adjacent to the site. After project completion, the project site would be 
developed with residential lofts and live/work units, private streets, and various hardscape and landscape 
improvements, and would not contain exposed or bare soil. Upon project completion, the potential for soil 
erosion or the loss of  topsoil would be expected to be extremely low.  

Additionally, a Conceptual Water Quality Management Plan (WQMP) was prepared for the Proposed Project 
(see Appendix G). The Proposed Project would include a number of  post-construction BMPs, as specified in 
the Conceptual WQMP and described in detail in Section 3.9, Hydrology and Water Quality. Implementation of  
the BMPs in the Conceptual WQMP would reduce, prevent, or minimize soil erosion from project-related 
operational activities. 

Therefore, soil erosion impacts from project-related operation activities would be less than significant and no 
mitigation measures are necessary. 

Standard Conditions 
SC 3.6-2  The Project shall comply with the NPDES requirements, as follows: 

 Construction General Permit Notice of  Intent (NOI) Design: Prior to the issuance 
of  preliminary or precise grading permits, the project applicant shall provide the City 
Engineer with evidence that an NOI has been filed with the Storm Water Resources 
Control Board (SWRCB). Such evidence shall consist of  a copy of  the NOI stamped by 
the SWRCB or Regional Water Quality Control Board (RWQCB), or a letter from either 
agency stating that the NOI has been filed. 

 Construction Phase Storm Water Pollution Prevention Plan (SWPPP): Prior to the 
issuance of  grading permits, the applicant shall prepare a SWPPP that complies with the 
Construction General Permit and will include at a minimum the following: 

• Discuss in detail the BMPs planned for the project related to control of  sediment and 
erosion, nonsediment pollutants, and potential pollutants in non-storm water discharges. 

• Describe post-construction BMPs for the Project. 

• Explain the maintenance program for the Project’s BMPs 

• List the parties responsible for the SWPPP implementation and the BMP maintenance 
during and after grading. The Project Applicant shall implement the SWPPP and modify 
the SWPPP as directed by the Construction General Permit. 



W E S T S I D E  G A T E W A Y  P R O J E C T  I N I T I A L  S T U D Y  
C I T Y  O F  C O S T A  M E S A  

3. Environmental Analysis 

Page 100 PlaceWorks 

c) Be located on a geologic unit or soil that is unstable, or that would become unstable as a result 
of the project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, 
liquefaction, or collapse? 

Less Than Significant Impact With Mitigation Incorporated. Hazards from liquefaction are addressed 
above in Section 3.6(a)(iii), and landslide hazards are addressed above in Section 3.6(a)(iv). 

A Geotechnical Investigation was prepared for the Proposed Project (see Appendix Ba), which included an 
evaluation of  the existing soil conditions onsite. As outlined in the Geotechnical Investigation, site soils 
consist of:  

 Fill Soils. Fill soils classified as silty and clayey sand with some gravel, rock, asphalt pieces, and roots. 
These soils were noted to be loose to medium dense and damp and moist.  

 Native Soils. Native soils classified as clayey sand. These soils were noted to be medium dense and 
generally moist.  

Following is a discussion of  the findings and conclusions from the Geotechnical Investigation regarding the 
site soil conditions. 

Soil Corrosivity  
The soil corrosivity at the project site was laboratory tested via surficial samples collected as a part of  the 
Geotechnical Investigation. Specifically, the soluble sulfate tests were conducted to determine the potential 
corrosive effects of  site soils on concrete and metal structures.  

As concluded in the Geotechnical Investigation, representative samples of  the surficial soils revealed 
negligible sulfate concentrations and no special concrete design recommendations were deemed necessary for 
the Proposed Project. Specifically, the laboratory results indicated that the water-soluble sulfate was 0.0003 
percent by weight, which is considered “not applicable” (negligible) per Table 4.2.1 (Exposure Categories and 
Classes) of  the American Concrete Institute 318. However, it was recommended that additional sulfate testing 
be performed at the completion of  rough grading to assure that the as-graded conditions are consistent with 
the recommendations the Geotechnical Investigation.  

Testing for pH, resistivity, and chloride were also conducted on random representative samples of  soils to 
determine the potential corrosive effects on underground metallic structures. The test results showed that soil 
pH (7.8 pH) was slightly alkaline. Resistivity was measured at 5,555 ohm-centimeters, a condition that may be 
considered moderately corrosive to metallic structures.4 Chloride content tested at 234 ppm, which indicates 
that it is under the level of  significance recognized by Caltrans per California Test 422 (Method of  Testing 

                                                      
4  The term ohm-centimeters (ohm-cm) refers to the measurement of the “volume” resistivity (also known as “bulk” resistivity) of a 

semiconductive material. The value in ohm-cm is the inherent resistance of a given material regardless of the shape or size 
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Soils and Water for Chloride Content), which is 500 ppm.5 As stated in the Geotechnical Investigation, all 
underground metallic piping should be protected as determined by a corrosion engineer.  

Soil Expansion 
Expansive soils are fine-grained silts and clays that are subject to swelling and contracting. The amount of  
swelling and contracting is subject to the amount of  fine-grained clay materials present in the soils and the 
amount of  moisture either introduced or extracted from the soils. Per American Society for Testing and 
Materials (ASTM) Test Method D 4829, which is the standard test method for expansion index of  soils, 
expansive soils are divided into five categories ranging from very low to very high. If  the expansion index of  
the site soils is at 21 or higher, then expansive soils are present (NorCal 2014).  

Based on the results of  the investigation conducted as a part of  the Geotechnical Investigation, the upper 
soils at the site are considered very low (expansion index of  0–20) to low (expansion index of  21–50) in 
expansion potential. As stated in the Geotechnical Investigation, it is recommended that the as-graded 
conditions be assessed for expansion potential near the completion of  the grading activities, as more 
expansive soils may be encountered during the project’s earthwork operations.  

Conclusion 
Upon implementation of  the earthwork and design recommendations provided in the Geotechnical 
Investigation (see Appendix Ba), as outlined in Mitigation Measure GEO-1, impacts due to corrosive or 
expansive soil conditions onsite would be reduced to a less than significant level. No other unstable or 
potentially hazardous soil conditions were encountered onsite.  

Additionally, the project-related grading activities would be required to be implemented in accordance with 
the provisions of  the City’s grading regulations. The design and construction of  the Proposed Project would 
also be required to adhere to the provisions of  the CBC, per Standard Condition 3.6-1, which are imposed on 
development projects by the City’s Building Division during the development review and building plan check 
process. Furthermore, project development would require adherence to Standard Condition SC 3.6-3, which 
requires preparation of  a geotechnical investigation and a final written report prior to the issuance of  grading 
permits. 

Standard Conditions  
Standard Condition SC 3.6-1, above, also applies here. 

SC 3.6-3  Prior to the issuance of  grading permits, the project applicant shall provide the City of  
Costa Mesa Department of  Building Safety with a geotechnical investigation of  the project 
site detailing recommendations for remedial grading in order to reduce the potential of  
onsite soils to cause unstable conditions. Design, grading, and construction shall be 
performed in accordance with the requirements of  the California Building Code applicable 
at the time of  grading, appropriate local grading regulations, and the recommendations of  

                                                      
5 This test method describes test procedures of the chloride content of soils and waters. The results are used in determining the 

corrosive nature of the environment for concrete and metallic structures.  
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the geotechnical consultant as summarized in a final written report, subject to review by the 
City of  Costa Mesa Department of  Building Safety. 

Mitigation Measure 
Mitigation Measure GEO-1, above, also applies here. 

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1994), 
creating substantial risks to life or property? 

Less Than Significant Impact With Mitigation Incorporated. See response to Section 3.6(c), above. 

e) Have soils incapable of adequately supporting the use of septic tanks or alternative waste water 
disposal systems where sewers are not available for the disposal of waste water? 

No Impact. The Proposed Project would require connecting to existing sewers mainlines and service lines, 
which are currently available in the surrounding roadways. The Proposed Project would not involve the use 
of  septic tanks or other alternative wastewater disposal systems. Therefore, no impact would occur and no 
mitigation measures are necessary. 

3.7 GREENHOUSE GAS EMISSIONS 
Scientists have concluded that human activities are contributing to global climate change by adding large 
amounts of  heat-trapping gases, known as greenhouse gases (GHGs), into the atmosphere. The primary 
source of  these GHG is fossil fuel use. The Intergovernmental Panel on Climate Change (IPCC) has 
identified four major GHG—water vapor, carbon dioxide (CO2), methane (CH4), and ozone (O3)—that are 
the likely cause of  an increase in global average temperatures observed within the 20th and 21st centuries. 
Other GHG identified by IPCC that contribute to global warming to a lesser extent include nitrous oxide 
(N2O), sulfur hexafluoride (SF6), hydro fluorocarbons, per fluorocarbons, and chlorofluorocarbons.6, 7  

This section analyzes the Proposed Project’s contribution to global climate change impacts in California 
through an analysis of  project-related GHG emissions. Information on manufacture of  cement, steel, and 
other “life-cycle” emissions that would occur as a result of  the project development are not applicable and are 
not included in the analysis.8 A background discussion on the GHG regulatory setting and GHG modeling 
can be found in Appendix A to this Initial Study. 

                                                      
6 Water vapor (H2O) is the strongest GHG and the most variable in its phases (vapor, cloud droplets, ice crystals). However, water 

vapor is not considered a pollutant, but part of the feedback loop rather than a primary cause of change. 
7 Black carbon contributes to climate change both directly, by absorbing sunlight, and indirectly, by depositing on snow (making it 

melt faster) and by interacting with clouds and affecting cloud formation. Black carbon is the most strongly light-absorbing 
component of PM emitted from burning fuels. Reducing black carbon emissions globally can have immediate economic, climate, 
and public health benefits. California has been an international leader in reducing emissions of black carbon, with close to 95 
percent control expected by 2020 due to existing programs that target reducing PM from diesel engines and burning activities 
(CARB 2014b). However, state and national GHG inventories do not yet include black carbon due to ongoing work resolving 
the precise global warming potential of black carbon. Guidance for CEQA documents does not yet include black carbon. 

8 Life cycle emissions include indirect emissions associated with materials manufacture. However, these indirect emissions involve 
numerous parties, each of which is responsible for GHG emissions of their particular activity. The California Resources Agency, 
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Where available, the significance criteria established by the applicable air quality management or air pollution 
control district may be relied upon to make the following determinations. 

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant 
impact on the environment? 

Less Than Significant Impact. Global climate change is not confined to a particular project area and is 
generally accepted as the consequence of  global industrialization over the last 200 years. A typical project, 
even a very large one, does not generate enough greenhouse gas emissions on its own to influence global 
climate change significantly; hence, the issue of  global climate change is, by definition, a cumulative 
environmental impact.  

The Proposed Project would generate GHG emissions from vehicle trips generated by the project; energy use 
(indirectly from purchased electricity use and directly through fuel consumed for building heating); area 
sources (e.g., equipment used onsite, consumer products, coatings); water/wastewater generation; and solid 
waste disposal. Annual GHG emissions were calculated for the existing industrial buildings to be demolished 
(approximately 50 percent are occupied by light industrial and commercial uses) and for construction and 
operation of  the Proposed Project (residential lofts and live/work units). Annual average construction 
emissions were amortized over 30 years and included in the emissions inventory to account for GHG 
emissions from the construction phase of  the project. GHG emissions from existing and proposed uses on 
the project site are shown in Table 6.  

                                                                                                                                                                           
in adopting the CEQA Guidelines Amendments on GHG emissions found that lifecycle analyses was not warranted for project-
specific CEQA analysis in most situations, for a variety of reasons, including lack of control over some sources, and the 
possibility of double-counting emissions (see Final Statement of Reasons for Regulatory Action, December 2009). Because the 
amount of materials consumed during the operation or construction of the Proposed Project is not known, the origin of the raw 
materials purchased is not known, and manufacturing information for those raw materials are also not known, calculation of life 
cycle emissions would be speculative. A life-cycle analysis is not warranted (OPR 2008). 
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Table 6 Net Project-Related GHG Emissions 
Source MTCO2e/year1 Percent of Project Total 

Existing Uses Onsite  
Area <1 <1% 
Energy 646 45% 
Mobile  668 47% 
Waste 34 2% 
Water 76 5% 
Total 1,424 100% 
Proposed Project 
Area 101 4% 
Energy1 399 16% 
Mobile  1,634 66% 
Waste 220 9% 
Water 110 4% 
Amortized Construction Emissions2 29 1% 
Total 2,493 100% 
Net Change 
Area 101 9% 
Energy1 -247 -23% 
Mobile  966 90% 
Waste 186 17% 
Water 35 3% 
Amortized Construction Emissions2 29 3% 
Total Emissions 1,069 100% 
SCAQMD’s Bright-Line Threshold 3,000 NA 
Exceeds Bright-Line Threshold No NA 
Source: CalEEMod Version 2013.2.2. 
Note: Percent changes from each source may not total 100 percent due to rounding.  
MTCO2e = metric tons of carbon dioxide-equivalent. 
1 Assumes implementation of the 2013 California Green Building Standards Code (CALGreen) and 2013 Building and Energy Efficiency Standards. The 2013 Building 

and Energy Efficiency Standards are 30 percent more energy efficient than the 2008 Standards for non-residential buildings and 25 percent more energy efficient for 
residential buildings than the 2008 Standards. Modeling assumes all structures onsite would be 25 percent more energy-efficient than the 2008 building code for 
residential structures. 

2 Construction emissions are amortized over a 30-year project lifetime per recommended SCAQMD methodology. 
 

As shown in Table 6, implementation of  the Proposed Project at buildout would generate a net (existing 
versus proposed) of  1,069 metric tons of  carbon dioxide-equivalent (MTCO2e) emissions per year. The total 
GHG emissions that would be generated by the Proposed Project would not exceed the SCAQMD’s bright-
line threshold of  3,000 MTCO2e.9 Therefore, the Proposed Project’s cumulative contribution to GHG 
emissions would be less than significant.  

                                                      
9  This threshold is based on SCAQMD’s 3,000 MTCO2e for all land use types combined threshold proposed by SCAQMD’s 

Working Group, which is based on a survey of the GHG emissions inventory of CEQA projects. Approximately 90 percent of 
CEQA projects’ GHG emissions inventories exceed 3,000 MTCO2e, which is based on a potential threshold approach cited in 
CAPCOA’s white paper, “CEQA and Climate Change.” 
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Additionally, the Proposed Project would be subject to compliance with Standard Conditions SC 3.3-1 and SC 
4.3-2. Standard Condition SC 3.3-1 prohibits permanently installed wood-burning devices in new 
developments, and Standard Condition SC 3.3-2 requires compliance with Title 24 of  the California Code of  
Regulations. Compliance with these standard conditions is ensured through the City’s development review 
and building plan check process. 

Furthermore, as noted in Section 1.4.5, Sustainability, the Proposed Project would be designed to include a 
number of  sustainability features that would help reduce GHG emissions, including: 

 All buildings would include deep balconies and rooftop trellises to shade the buildings and counter the 
warming effects of  the sun.  

 High-efficiency lighting and controls would be provided in all the buildings.  

 The exterior walls and windows of  all the buildings would be specified to high energy–efficiency 
standards.  

 Water usage would be minimized through the use of  native planting, efficient irrigation systems, and 
high-efficiency restroom and kitchen fixtures. 

Other sustainability features would be considered by the City as the Proposed Project is refined during the 
design review and construction phase. 

Therefore, no significant impacts related to GHG emissions would occur and no mitigation measures are 
necessary. 

Standard Conditions 
Standard Conditions SC 3.3-1 and 3.3-2, above, also apply here. 

b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the 
emissions of greenhouse gases? 

Less Than Significant Impact. The California Air Resources Board’s (CARB’s) Scoping Plan is California’s 
GHG reduction strategy to achieve the state’s GHG emissions reduction target established by Assembly Bill 
(AB) 32, which is to return to 1990 emission levels by year 2020. To estimate the reductions necessary, CARB 
projected statewide 2020 business-as-usual (BAU) GHG emissions and identified that the state as a whole 
would be required to reduce GHG emissions by 28.5 percent from year 2020 BAU to achieve the target of  
AB 32 (CARB 2008). Since release of  the 2008 Scoping Plan, CARB has updated the 2020 BAU forecast to in 
light of  the economic downturn and measures not considered in the 2008 Scoping Plan baseline inventory. 
The revised 2020 BAU forecast shows that the state would have to reduce GHG emissions by 21.6 percent 
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from BAU without Pavley10 and the 33 percent Renewable Portfolio Standard (RPS) or 15.7 percent from the 
adjusted baseline (i.e., with Pavley and 33 percent RPS) (CARB 2012).11  

Statewide strategies to reduce GHG emissions include the Low Carbon Fuel Standard (LCFS); California 
Appliance Energy Efficiency regulations; California Renewable Energy Portfolio standard; changes in the 
Corporate Average Fuel Economy (CAFE) standards; and other early action measures as necessary to ensure 
the state is on target to achieve the GHG emissions reduction goals of  AB 32. In addition, new buildings are 
required to comply with the 2013 Building and Energy Efficiency Standards (or future cycle update) and 2013 
CAlGreen (incorporated by reference in Section 5-1 of  the City Municipal Code). The Proposed Project’s 
GHG emissions would be reduced from compliance with statewide measures that have been adopted since 
AB 32. 

In addition to AB 32, the California legislature passed Senate Bill (SB) 375 to connect regional transportation 
planning to land use decisions made at a local level. SB 375 requires the metropolitan planning organizations 
to prepare a Sustainable Communities Strategy (SCS) in their regional transportation plans to achieve the per 
capita GHG reduction targets. For the SCAG region, the 2012 RTP/SCS, which was adopted in 2012, serves 
as the SCS for the region (SCAG 2012). The SCS does not require that local general plans, specific plans, or 
zoning be consistent with the SCS, but provides incentives for consistency for governments and developers. 
The Proposed Project is consistent with the City’s Mesa West Bluffs Urban Plan and therefore consistent with 
the City’s General Plan. Furthermore, the Proposed Project is an infill, mixed-use project that would provide 
residential lofts and live/work units and would be situated in proximity to existing bus lines in the vicinity.  

Therefore, the Proposed Project would not interfere with SCAG’s ability to implement the regional strategies 
outlined in the 2012 RTP/SCS. No impact would occur and no mitigation measures are required. 

3.8 HAZARDS AND HAZARDOUS MATERIALS 
The analysis in this section is based partly on the following technical studies, which are included as 
Appendices to this Initial Study: 

 No Further Action Letter, Santa Ana Regional Water Quality Control Board, April 14, 2014. (Appendix C) 

 Soil Management Plan, Tetra Tech, Inc., June 4, 2013. (Appendix D) 

 Asbestos and Lead Based Paint Survey Report, Gannett Fleming, February 13, 2014. (Appendix E) 

                                                      
10 The CARB originally approved regulations to reduce GHGs from passenger vehicles in September 2004, with the regulations to 

take effect in 2009. These regulations were authorized by the 2002 legislation Assembly Bill 1493 (Pavley). On September 24, 
2009, the CARB adopted amendments to the “Pavley” regulations that reduce GHG emissions in new passenger vehicles from 
2009 through 2016. These amendments are part of California’s commitment toward a nation-wide program to reduce new 
passenger vehicle GHGs from 2012 through 2016. CARB’s September amendments will cement California’s enforcement of the 
Pavley rule starting in 2009, while providing vehicle manufacturers with new compliance flexibility. 

11 In May 2014, CARB completed a five year update to the 2008 Scoping Plan. CARB recalculated the 1990 GHG emission levels 
with the updated global warming potential (GWP) in the Intergovernmental Panel on Climate Change’s Fourth Assessment 
Report, and the 427 MMTCO2e 1990 emissions level and 2020 GHG emissions limit, established in response to AB 32, is 
slightly higher, at 431 MMTCO2e (CARB 2014c). 
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The analysis in this section is also based partly on the Phase I Environmental Site Assessment prepared for 
the Proposed Project, which is included by reference but not included as an appendix to this Initial Study. 

a) Create a significant hazard to the public or the environment through the routine transport, use or 
disposal of hazardous materials? 

Less Than Significant Impact. The term “hazardous material” can be defined in different ways. For 
purposes of  this environmental document, the definition of  “hazardous material” is the one outlined in the 
California Health and Safety Code, Section 25501: 

Hazardous materials that, because of  their quantity, concentration, or physical or chemical 
characteristics, pose a significant present or potential hazard to human health and safety or 
to the environment if  released into the workplace or the environment. Hazardous materials 
include, but are not limited to, hazardous substances, hazardous waste, and any material that 
a handler or the unified program agency has a reasonable basis for believing that it would be 
injurious to the health and safety of  persons or harmful to the environment if  released into 
the workplace or the environment. 

“Hazardous waste” is a subset of  hazardous materials, and the definition is essentially the same as in the 
California Health and Safety Code, Section 25117, and in the California Code of  Regulations, Title 22, 
Section 66261.2: 

Hazardous wastes are those that, because of  their quantity, concentration, or physical, 
chemical, or infectious characteristics, may either cause, or significantly contribute to an 
increase in mortality or an increase in serious illness, or pose a substantial present or 
potential hazard to human health or the environment when improperly treated, stored, 
transported, disposed of, or otherwise managed. 

Hazardous materials can be categorized as hazardous nonradioactive chemical materials, radioactive materials, 
and biohazardous materials (infectious agents such as microorganisms, bacteria, molds, parasites, viruses, and 
medical waste). 

Exposure of  the public or the environment to hazardous materials could occur through the following: 
improper handling or use of  hazardous materials or hazardous wastes, particularly by untrained personnel; 
transportation accident; environmentally unsound disposal methods; and/or fire, explosion, or other 
emergencies. The severity of  potential effects varies with the activity conducted, the concentration and type 
of  hazardous material or wastes present, and the proximity of  sensitive receptors. 

Following is a discussion of  the Proposed Project’s potential to create a significant hazard to the public or the 
environment through the routine transport, use, or disposal of  hazardous materials during the operational 
and construction phases. 
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Project Operation  
Operation of  the proposed residential lofts and live/work units would involve the use of  small quantities of  
hazardous materials for cleaning and maintenance purposes, such as paints, household cleaners, fertilizers, 
and pesticides. Operation of  the ground-level businesses of  the live/work units would also involve the use of  
small amounts of  hazardous materials. The specific types of  businesses that would operate on the ground 
level are not yet known; however, the types of  businesses would be consistent with those permitted in the 
Mesa West Bluffs Urban Plan, including but not limited to artist, photography, dance, and martial arts studios; 
barber shops and beauty salons; professional office uses; retail store; and photocopying, printing, and 
publishing. The types of  hazardous materials that could be used during operation of  future businesses are 
anticipated to include cleaning and maintenance products, paints, and solvents and degreasers.  

Based on the permitted and conditionally permitted uses for live/work units by the Land Use Matrix of  the 
Mesa West Bluffs Urban Plan (e.g., artist studios, barber and beauty shops, printing and publishing, 
photography and recording studios, dance studio, retail store), no manufacturing, industrial, or other uses 
utilizing large amounts of  hazardous materials would occur within the project site. It is not anticipated, due to 
the nature of  the allowable uses and size of  ground-level work spaces (up to approximately 290 square feet, 
see Table 1, Product Type Summary), that the future businesses of  the live/work units would be associated with 
disposal of  hazardous materials in reportable quantities.  

Additionally, the use, storage, transport, and disposal of  hazardous materials by residents of  the Proposed 
Project would be required to comply with existing regulations of  several agencies, including the California 
Department of  Toxic Substances Control, US Environmental Protection Agency, California Division of  
Occupational Safety and Health, California Department of  Transportation, Orange County Environmental 
Health, and Costa Mesa Fire Department (CMFD).12 The City of  Costa Mesa also adopted by reference the 
California Fire Code (2013 edition) in Chapter II (Fire Prevention) of  the City’s Municipal Code, for the 
purpose of  prescribing regulations governing conditions hazardous to life and property from hazardous 
materials or explosion (as well as fire). Project compliance with applicable laws and regulations governing the 
use, storage, transport, and disposal of  hazardous materials would ensure that all potentially hazardous 
materials are used and handled in an appropriate manner and would minimize the potential for safety impacts. 
The Proposed Project would also be constructed and operated with strict adherence to all emergency 
response plan requirements set forth by CMFD. 

Any future businesses of  the live/work units and residential lofts would also be subject to the City’s 
development review process upon a formal request for a permit to operate. The City’s development review 
process would include verification of  land use compatibility compliance in accordance with the development 
standards of  the Mesa West Bluffs Urban Plan. Additionally, the Land Use Matrix of  the Mesa West Bluffs 
Urban Plan provides a list of  allowable uses that is customized for mixed-use development projects in highly 
urbanized areas of  the City, thereby minimizing the exposure of  future residents to potential impacts. For 
example, uses permitted by right in a mixed-use development are considered compatible with residential uses 
on the same development site.  

                                                      
12  OCEH and CMFD function jointly as is the Certified Unified Program Agency (CUPA) for the City of Costa Mesa. The CUPA 

coordinates and makes consistent enforcement of several federal and state regulations governing hazardous materials. 
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Furthermore, the project site is in a mature commercial/industrial area of  the City. The surrounding 
commercial and light industrial businesses (e.g., electronics, sportswear, custom vehicles, window tinting, 
upholstery, computer repair; see Figure 3, Aerial Photograph) may handle or require disposal of  hazardous 
materials in reportable quantities. However, Standard Condition SC 3.1-2 requires notification to future 
residential loft and live/work unit buyers that the project site is in an area designated as Light Industry and 
subject to existing and potential issues associated with industrial land uses. As with the Proposed Project’s 
future land uses, the surrounding commercial and light industrial businesses are also required to comply with 
existing laws and regulations of  the federal, state, and local agencies noted above.  

Therefore, hazards to the public or the environment arising from the routine use, storage, transport, and 
disposal of  hazardous materials during project operation would not occur. Impacts would be less than 
significant and no mitigation measures are necessary. 

Project Construction 
Construction activities of  the Proposed Project would involve the use of  larger amounts of  hazardous 
materials than project operation. Construction activities would include the use of  materials such as fuels, 
lubricants, and greases in construction equipment and coatings used in construction. However, the materials 
used would not be in such quantities or stored in such a manner as to pose a significant safety hazard. These 
activities would also be short term or one time in nature, and construction workers would be trained in safe 
handling and hazardous materials use. 

Additionally, as with project operation, the use, storage, transport, and disposal of  construction-related 
hazardous materials and waste would be required to conform with existing laws and regulations of  the 
federal, state, and local agencies noted above. Compliance with applicable laws and regulations would ensure 
that all potentially hazardous materials are used and handled in an appropriate manner and would minimize 
the potential for safety impacts to occur. For example, all spills or leakage of  petroleum products during 
construction activities are required to be immediately contained, the hazardous material identified, and the 
material remediated in compliance with state and local regulations for that contaminant. All contaminated 
waste would be required to be collected and disposed of  at an appropriately licensed disposal or treatment 
facility.  

Furthermore, the removal and disposal of  contaminated site soils and building materials (e.g., lead-based 
paint and asbestos containing materials), if  any are encountered during the demolition and grading phases, 
would be handled in accordance with existing laws and regulations and applicable mitigation measures, as 
discuss below in detail in Section 3.8(b). Finally, strict adherence to all emergency response plan requirements 
set forth by CMFD would be required throughout the duration of  project construction. 

Therefore, hazards to the public or the environment arising from the routine use of  hazardous materials 
during project construction would be less than significant and no mitigation measures are necessary. 
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b) Create a significant hazard to the public or the environment through reasonably foreseeable 
upset and accident conditions involving the release of hazardous materials into the 
environment? 

Less Than Significant Impact With Mitigation Incorporated.  

Hazardous Materials Associated with Project Construction and Operation 
See response to Section 3.8(a), above. The analysis provided in Section 3.8(a) concluded that impacts due to 
the use, storage, transportation, and disposal of  hazardous materials during the project construction and 
operation phases would be less than significant. 

Hazardous Materials Existing Onsite 
Following is a summary of  the findings and conclusions of  the hazardous materials existing onsite, based on 
the No Further Action (NFA) letter issued by the Santa Ana Regional Water Quality Control Board 
(RWQCB), the Soil Management Plan (SMP) prepared by Tetra Tech, Inc., and the Asbestos and Lead Based 
Paint Survey Report prepared by Gannett Fleming (provided as Appendices C, D, and E, respectively). The 
NFA issued by RWQCB is for the waste oil and diesel fuel tank releases and past solvent disposal practices at 
the site and indicates that corrective action should be reviewed if  land uses changes. The SMP was accepted 
by RWQCB to protect human health in connection with redevelopment and re-use of  the project site. 

Soil, Soil Vapor, and Groundwater  

Soil at the project site has been impacted by releases of  substances considered hazardous under federal and 
California law. The SMP addresses releases covered by the RWQCB including (1) total recoverable petroleum 
hydrocarbons (TRPH), total petroleum hydrocarbons (TPH), and benzene are present in soil at Impacted Soil 
Area number 1 (ISA 1) (TTI 2013; SMP p. 15, section 4.1, paragraph 3); (2) TPH in the gasoline, diesel and 
motor oil ranges, and volatile organic compounds (VOCs), including trichloroethylene (TCE), are present in 
soil at ISA 2 (SMP p. 16, section 4.2, paragraphs 1-2); (3) TPH in the gasoline, diesel and motor oil ranges is 
present at ISA 3, along with the heavy metal known as arsenic at concentrations consistent with naturally-
occurring regional background levels for heavy metals (SMP p. 16, section 4.3, paragraph 1 and p. 17, section 
4.3, paragraph 3); and (4) TPH in the gasoline, diesel and motor oil ranges is present in soil at ISA 4, along 
with arsenic at concentrations consistent with naturally-occurring regional background levels for heavy metals 
(SMP p. 17, section 4.4, paragraphs 1-2 and 5-6; see also SMP regarding naturally-occurring arsenic 
concentrations in soil in California) (TTI 2013). 

VOCs have also been detected in soil vapor at the project site, including TCE, cis-1,2-dichloroethene (DCE), 
and vinyl chloride (SMP p. 18, section 5.0, paragraph 1). The last soil vapor survey implemented in 2008 
found concentrations of  1,2-DCA, cis-1,2-DCE, TCE, PCE, and vinyl chloride greater than the California 
Human Health Screening Level (CHHSL) for residential land use. In addition, VOCs have been detected in 
groundwater, including l TCE, cis-1,2-DCE and vinyl chloride (SMP p. 18, section 5.1, paragraph 1). A list of  
contaminants detected in soil, groundwater, and soil vapor is included in the NFA Letter in its attached Case 
Summary (SMP p. 2 and 5). These contaminants are referred to in the SMP as Chemicals of  Potential 
Concern, or COPCs. 
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No Further Remediation Required for Soil Vapor and Groundwater 

Beginning in June of  2008, remediation was performed to address soil and groundwater contamination at the 
project site associated with the waste oil and diesel fuel tank releases and past solvent disposal practices 
(SARWQCB 2014; NFA Letter, Case Summary, pp. 5-6). Based on the results of  the remediation performed 
to date, and provided that the SMP is completed, RWQCB concluded that “no further action is required” in 
regard to the environmental condition of  the project site regarding the waste oil and diesel fuel tank releases 
and past solvent disposal practices (SCAQMD 2014 and NFA Letter, p. 1, paragraph 2).  

As discussed below, the SMP requires (1) remediation of  impacted soil and (2) as necessary, mitigation of  
impacted soil vapor (TTI 2013; see, e.g., SMP pp. 22-23, paragraphs 1-4 and p. 10, section 2.0, subsection 6).  

Deed Restriction Prohibiting the Use of Groundwater 

Due to the residual contaminant levels in groundwater, the SMP requires that a Covenant to Restrict Land 
Use be recorded with the Orange County Registrar-Recorder/County Clerk (Covenant) (SMP p. 10, section 
2.0, subsection 9, and p. 20, section 6.4). The Covenant is required to include a restriction on the use of  
groundwater as a water source (SMP p. 20, section 6.4). It is also important to note that site development 
activities are not expected to encounter or otherwise disturb groundwater, which ranges from 29 to 50 feet 
below ground surface (NorCal 2014a and 2014b). 

Soil Remediation  

The SMP required soil to be remediated through excavation and offsite disposal of  soil with contamination at 
levels above applicable regulatory cleanup standards (SMP pp. 21-23, sections 9.1-9.2). Alternatively, with 
RWQCB approval, impacts to soil may be remediated onsite (Id.). The cleanup standards that apply to soil at 
the project site include (1) the San Francisco Regional Water Quality Control Board (SFRWQCB) residential 
Environmental Screening Levels (ESLs); (2) United States Environmental Protection Agency’s Region 9 
Regional Screening Levels for residential use (RSLs); and (3) SFRWQCB ESLs for Potential Leaching to 
Groundwater (SMP. pp. 21-22, section 9.1, last four paragraphs), as all such standards were effective as of  the 
date of  the SMP. The cleanup levels that apply with respect to soil depend on the depth at which the soil is 
located and also on whether any chemical or petroleum odors are detected (SMP pp. 22-23, section 9.2). 

For soil to a depth of  five feet below ground surface (bgs), the SMP requires excavation and offsite disposal 
of  any soil that either (1) is stained or gives off  a chemical or petroleum odor; or (2) contains a COPC at 
concentrations higher than either ESLs or RSLs, with the exception of  arsenic (which must be excavated and 
disposed of  offsite only if  the arsenic levels are higher than naturally-occurring regional background levels as 
described in the “Determination of  a Southern California Regional Background Arsenic Concentration in 
Soil”, including any previously-unknown impacted soil (DTSC 2008 and SMP pp. 22-23, section 9.2; see also 
SMP section 22.0 [References], at the next to last paragraph on p. 35).  

For soil between 5 and 10 feet bgs, the SMP requires excavation and offsite disposal of  any soil that that 
either (i) is stained or gives off  a chemical or petroleum odor; or (ii) contains a COPC at levels higher than 
the SFRWQCB ESLs for Potential Leaching to Groundwater (Id.), including any previously-unknown 
impacted soil. The SMP contemplates no excavation and disposal of  arsenic-containing soil between 5 and 10 
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feet bgs (Id.). As set forth in Mitigation Measure HAZ-3, confirmation soil sampling would be performed on 
a post-remediation basis to verify that cleanup standards have been met.  

In order to identify evidence of  stained soil and chemical or petroleum odors associated with soil at the 
project site, soil monitoring during grading will include visual and olfactory monitoring by personnel 
experienced with petroleum hydrocarbon- and VOC-impacted soil. Monitoring will also include testing 
vapors from the soil with a photoionization detector (PID) based on standards specified by the South Coast 
Air Quality Management District (SCAQMD), including by obtaining background PID readings at a 
minimum of  three locations sufficiently remote from grading operations as to be representative of  
background conditions and in the area of  grading operations and over-excavation, all in accordance with 
SCAQMD Rule 1166 (SMP p. 25, section 10.2). 

Post-Remediation Confirmation Sampling 

Following the performance of  the remediation via excavation described above, confirmation soil sampling 
will be performed under RWQCB oversight to confirm that COPCs are no longer present above the 
applicable cleanup levels (SMP pp. 27-28, section 13.). Unless directed otherwise by RWQCB, confirmation 
soil samples are to be collected in each area that is remediated via excavation, from each of  the four walls of  
the excavation and from the bottom of  the excavation (SMP. p. 27, section 13.0, paragraph 4). The 
confirmation soil sampling procedures shall be consistent with those in California DTSC procedure 
guidelines (published in 1999 and updated in 2004) and/or the United States Environmental Protection 
Agency-issued Soil Sampling Operating Procedures (published in 2011) (SMP p. 28, section 13.0, paragraphs 
2 and 3 on p. 28).  

The laboratory analysis for the confirmation soil sampling shall be consistent with U.S. EPA Method No. 
5035 (for VOCs) and Method 8260B and 8015m and/or 6010 (for petroleum hydrocarbons) (SMP p. 28, 
section 13.0, paragraphs 2 and 6 on p. 28). Once the results of  the confirmation soil sampling confirm that 
soil with COPCs above the applicable regulatory thresholds (described above) is no longer present, no further 
excavation will be performed (SMP. p. 28, section 13.0, last paragraph). As set forth in Mitigation Measure 
HAZ-3, confirmation soil sampling would be performed on a post-remediation basis to verify that cleanup 
standards have been met. 

Risks Related to Soil Vapor 

Residual impacts to groundwater may impact soil vapor by contaminants being off-gassed from the 
groundwater (SMP p. 8, section 1.9). Therefore, pursuant to the SMP, if  contaminant levels in soil vapor 
following the performance of  the soil remediation above are higher than risk guidance established by 
RWQCB and DTSC, vapor intrusion mitigation systems (VIMS) will be incorporated in order to reduce the 
risks to acceptable levels (SMP. p. 10, section 2.0, subsection 6). Post-remediation soil vapor sampling will be 
performed under RWQCB oversight following the guidance outlined in DTSC and RWQCB Active Soil Gas 
Investigations 2012. Soil vapor results will then be compared to residential RSLs and ESLs for soil vapor 

As outlined in Mitigation Measures HAZ-1, if  the results of  the post-remediation soil vapor sampling show 
multiple COPCs at concentrations higher or close to the RSLs or ESLs, a human health risk assessment will 
be prepared pursuant to the Johnson & Ettinger human health risk model and in accordance with RWQCB 
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health risk assessment criteria, which will include a cumulative COPC risk analysis (HHRA). The purpose of  
the HHRA is to determine whether residual contaminant levels in soil vapor at the project site result in 
human health risks exceeding an individual lifetime excess cancer risk (ILECR) of  1.0 in 1 million or a non-
carcinogenic Hazard Index (HI) of  1.0, which are the human health risk standards employed by RWQCB for 
residential use. If  the results of  the HHRA show an ILECR or an HI higher than the standards specified 
above, VIMS will be incorporated at the project site, under RWQCB oversight, in order to bring the ILECR 
and HI below the above-specified standards, which will be confirmed by an HHRA that accounts for the 
effects of  the VIMS.  

The VIMS will be subject to RWQCB approval and may include a soil vapor membrane (e.g., Liquid Boot®) 
and passive venting system of  perforated piping installed beneath the soil vapor barrier with vertical piping 
that discharges above the roofline of  the residential lofts and live/work at the project site (SMP. p. 8, section 
1.8). The VIMS will be designed by a State of  California-licensed professional engineer or engineering 
geologist experienced in the design and installation of  VIMS in southern California (Id.). If  requested, the 
design plan for the VIMS may also be provided to the California Department of  Oil, Gas and Geothermal 
Resources (DOGGR) for review, in light of  the project site’s location within the Newport Beach Oil Field, 
which is a methane-bearing zone (SMP p. 8, section 1.8, paragraph 1). 

In addition, as outlined in Mitigation Measures HAZ-2, to the extent VIMS are incorporated, the Covenant to 
be recorded with the Orange County Registrar-Recorder/County Clerk (prohibiting the use of  groundwater, 
as discussed above) will include provisions requiring the maintenance of  and preventing the disturbance of  
the VIMS, with related notifications to current and future owners and occupants of  the project site (NFA 
Letter, Case Summary, p. 3, section IV, Site Management Requirements, paragraph )).  

Furthermore, as outlined Mitigation Measure HAZ-1, the project applicant/developer would be required to 
perform a soil vapor survey in accordance with the recommendations of  the SMP to assess the existence of  
residual VOCs in onsite subsurface soils.  

Underground Storage Tank (UST)  

A 1,000-gallon UST was installed at the project site in the 1970s and abandoned in place in August of  1990 
under the oversight of  the Orange County Health Care Agency (OCHCA). The UST will be removed from 
the project site for offsite disposal during site development activities in accordance with requirements of  
OCHCA, the City of  Costa Mesa and RWQCB. In addition, confirmation sampling will be performed in 
accordance with the standards discussed above under the Post-Remediation Confirmation Sampling discussion in 
order to confirm that no COPCs are present at concentrations above RSLs or ESLs (SMP pp. 6-7, section 
1.5, paragraph 3). 

Oil Wells 

The project site is within the Newport Beach Oil Field and has two abandoned oil wells located in the 
northwestern and southwestern portion of  the project site. The oil wells will be abandoned in accordance 
with requirements imposed by DOGGR (SMP p. 7, section 1.7, paragraph 2). Soil and soil vapor sampling 
will be implemented to assess if  the historic oil wells have impacted the project site. 
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Human Health Risk During Site Development Activities 

In order to prevent risks to site development and construction personnel in light of  the COPCs present in 
soil, human health risk mitigation measures will be implemented during the remediation work and during 
grading. As stated in Mitigation Measures HAZ-4, prior to the commencement of  grading, a Health and 
Safety Plan (HASP) will be prepared in accordance with federal law, as set forth at 29 CFR 1910.20 (i.e., the 
Hazardous Waste Operations and Emergency Response also known as the HAZWOPER standard). In 
addition, in accordance with SCAQMD Rule 403 (Fugitive Dust), dust control measures will be implemented 
at the project site in order to avoid risks arising from inhalation of  airborne dust containing COPCs (SMP p. 
25, section 11.0).  

The dust mitigation measures will include (a) watering the ISA areas prior to the commencement of  
excavation activities in order to limit fugitive dust emissions to those specified in SCAQMD Rule 403 
guidance and Localized Significance Thresholds (LST); (b) applying water or other suitable dust suppressants 
during construction activities to limit fugitive dust emissions to LST guidelines; (c) limiting the amount of  
surface area disturbed during site development activities to 0.1 acre; (d) limiting the speed of  vehicles on 
uncontrolled, unpaved access/haul roads in proximity to ISA areas to a maximum of  15 mph; (e) covering 
bulk materials, including stockpiled oil, with tarps, plastic, or other suitable materials and anchoring them so 
that the cover is not removed by the wind; (f) applying water or other suitable dust suppressants when haul 
trucks are operating at the project site; (g) applying water or other suitable dust suppressants to soil being 
removed from the project site; (h) removing fugitive dust from exterior and interior surfaces of  vehicles prior 
to them leaving the project site; (i) cleaning up carryout and trackout pathways by sweeping, removing debris, 
operating a rotary brush with applied water, or other effective methods, to prevent the release of  dust at the 
project site; and (j) once trucks are loaded with soil for offsite disposal, covering the cargo areas with tarps or 
other suitable covers that prevent the release of  fugitive dust (SMP pp. 25-26, section 11.0).  

In order to ensure the effectiveness of  the measures specified above, dust monitoring will be employed in 
accordance with SCAQMD Rule 403 requirements during operations disturbing soil at the project site (SMP 
p. 25, section 10.3). In addition, signs will be posted at the project site during performance of  the SMP, in 
compliance with the notification requirements of  California Proposition 65, to provide required information 
regarding the presence of  chemicals known to the state of  California to cause cancer or reproductive toxicity 
(SMP. p. 20, section 7.1). 

Storm Water Pollution Prevention Plan  

Coverage will be obtained under the General Permit for Discharges of  Storm Water Associated with 
Construction Activity (Construction General Permit Order 2009-0009-DWQ) by (1) developing and 
implementing a Storm Water Pollution Prevention Plan (SWPPP); and (2) filing a Notice of  Intent (which 
shall include a site map of  the project site and the required fees) and a Notice of  Termination (upon 
completion of  construction) with RWQCB (SMP p. 10, section 2.0, subsection 8). The SWPPP should 
contain a site map(s) which shows the construction site perimeter, existing and proposed buildings, lots, 
roadways, storm water collection and discharge points, general topography both before and after 
construction, and drainage patterns across the project. The SWPPP must also list Best Management Practices 
(BMPs) the discharger will use to protect storm water runoff  and the placement of  those BMPs. Additionally, 
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the SWPPP must contain a visual monitoring program; a chemical monitoring program for “non-visible” 
pollutants to be implemented if  there is a failure of  BMPs; and a sediment monitoring plan if  the site 
discharges directly to a water body listed on the 303(d) listed by RWQCB for sediment. 

Conclusion 
As demonstrated above, with adherence to existing laws and regulation and implementation of  Mitigation 
Measures HAZ-1 through HAZ-4, impacts would be reduced to a level of  less than significant.  

Building Materials  

Development of  the Proposed Project requires demolition of  all existing buildings, structures, parking areas 
and drive aisles, and other site improvements (shown in Figures 3, Aerial Photograph, and 4a and 4b, Site 
Photographs). A review of  historical maps and aerial photographs indicate that the first two industrial buildings 
on the project site (in the northern section) were constructed in the early 1950s, and other building and 
structures were built in the 1960s and 1970s. Due to the age of  the buildings and structures, it is likely that 
asbestos-containing materials (ACM) and lead-based paints (LBP), as well as other building materials 
containing lead (e.g., ceramic tile), were used in their construction. Demolition of  these building and 
structures can cause encapsulated ACM (if  present) to become friable and, once airborne, they are considered 
a carcinogen.13 A carcinogen is a substance that causes cancer or helps cancer grow. Demolition of  the 
existing buildings and structures can also cause the release of  lead into the air if  not properly removed and 
handled. The United States Environmental Protection Agency (EPA) has classified lead and inorganic lead 
compounds as "probable human carcinogens" (EPA 2013). Such releases could pose significant risks to 
persons living and working in and around project site, as well as to project construction workers.  

Based on the potential for the presence of  ACMs and/or LBP, an Asbestos and Lead Based Paint Survey 
Report was prepared for the Proposed Project (see Appendix E) to determine the presence or absence of  
ACM and/or LBP in the existing buildings and structures. The buildings surveyed are predominantly 
concrete tilt-up structures with roofs consisting of  composition roll roofing with tar and rocks or metal. The 
interiors are finished with concrete, carpet, ceramic tile, drywall, plaster, suspended ceiling panels, ceiling tile, 
and steel office partitions. Suspicious pipe insulation, flexible duct connectors, and ducts were not observed 
during the site survey (Gannett Fleming 2014a).  

The survey report identified low to moderate quantities of  ACM and LBP on the interior and exterior 
surfaces of  various building and structures. The survey report also identified lead-glazed ceramic tiles 
(LGCT) in many of  the buildings. The quantities and types are typical of  industrial site buildings of  similar 
size and age. Abatement of  all ACM, LBP, and LGCT encountered during building demolition would be 
required to be conducted in accordance with all applicable laws and regulations, including those of  the US 
Environmental Protection Agency (which regulates disposal); US Occupational Safety and Health 
Administration; US Department of  Housing and Urban Development; California Occupational Safety and 

                                                      
13  When dry, an ACM is considered friable if it can be crumbled, pulverized, or reduced to powder by hand pressure. If it cannot, it is 

considered non-friable ACM. It is possible for non-friable ACM to become friable when subjected to unusual conditions, such as 
demolishing a building or removing an ACM that has been glued into place.  
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Health Administration (which regulates employee exposure), and South Coast Air Quality Management 
District (SCAQMD).  

For example, Cal/OSHA’s regulations for exposure of  construction employees to ACMs require that 
demolition materials be handled and transported the same as other, non-friable ACMs. EPA requires that all 
asbestos work performed within regulated areas be supervised by a competent person who is trained as an 
asbestos supervisor (EPA Asbestos Hazard Emergency Response Act, 40 CFR 763). SCAQMD’s Rule 1403 
requires that buildings undergoing demolition or renovation be surveyed for ACM prior to any demolition or 
renovation activities. Should ACM be identified, Rule 1403 requires that ACM be safely removed and 
disposed of  at a regulated site, if  possible. If  it is not possible to safely remove ACM, Rule 1403 requires that 
safe procedures be used to demolish the building with asbestos in place without resulting in a significant 
release of  asbestos. Additionally, as required by Standard Condition SC 3.8-1, during demolition, grading, and 
excavation, all construction workers would be required to comply with the requirements of  Title 8 of  the 
California Code of  Regulations, Section 1529 (Asbestos), which provides for exposure limits, exposure 
monitoring, respiratory protection, and good working practices by workers exposed to asbestos.  

OSHA Regulation 29 (CFR Standard 1926.62) regulates the demolition, renovation, or construction of  
buildings involving lead-based materials. It includes requirements for the safe removal and disposal of  lead, 
and the safe demolition of  buildings containing LBP or other lead materials. Additionally, as required by 
Standard Condition SC 3.8-2, during demolition, grading, and excavation, all construction workers would be 
required to comply with the requirements of  Title 8 of  the California Code of  Regulations, Section 1532.1 
(Lead), which provides for exposure limits, exposure monitoring, respiratory protection, and good working 
practice by workers exposed to lead.  

However, to prevent impacts from the potential release of  ACM or LBP during building demolition activities, 
Mitigation Measure HAZ-5 is provided. With implementation of  this mitigation measure and compliance 
with all applicable EPA, Cal/OSHA, and SCAQMD laws and regulations, as well as compliance with 
Standard Conditions SC 3.8-1 and SC 3.8-2, impacts would be reduced to a less than significant level. 
Compliance with these measures, regulation, and standard conditions is ensured through the City’s 
development review and building plan check process. 

Standard Conditions 
SC 3.8-1 During demolition, grading, and excavation, workers shall comply with the requirements of  

Title 8 of  the California Code of  Regulations, Section 1529, which provides for exposure 
limits, exposure monitoring, respiratory protection, and good working practices by workers 
exposed to asbestos. Asbestos-contaminated debris and other wastes shall be managed and 
disposed of  in accordance with the applicable provision of  the California Health and Safety 
Code. 

SC 3.8-2 During demolition, grading, and excavation, workers shall comply with the requirements of  
Title 8 of  the California Code of  Regulations, Section 1532.1, which provides for exposure 
limits, exposure monitoring, respiratory protection, and good working practice by workers 
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exposed to lead. Lead-contaminated debris and other wastes shall be managed and disposed 
of  in accordance with the applicable provision of  the California Health and Safety Code. 

Mitigation Measure 
HAZ-1. Post-remediation soil vapor sampling shall be performed under the Regional Water Quality 

Control Board (RWQCB) oversight following the guidance outlined in the Department of  
Toxic Substances Control (DTSC) and RWQCB Active Soil Gas Investigations 2012. Soil 
vapor results shall then be compared to the San Francisco Regional Water Quality Control 
Board residential Environmental Screening Levels (ESLs) and United States Environmental 
Protection Agency’s Region 9 Regional Screening Levels for residential use (RSLs) for soil 
vapor. If  the results of  the post-remediation soil vapor sampling show multiple Chemicals 
of  Potential Concern (COPC) at concentrations higher or close to the ESLs or RSLs, a 
human health risk assessment (HHRA) shall be prepared pursuant to the Johnson & 
Ettinger human health risk model and in accordance with the RWQCB health risk 
assessment criteria, which shall include a cumulative COPC risk analysis. The purpose of  the 
HHRA is to determine whether residual contaminant levels in soil vapor at the project site 
result in human health risks exceeding an individual lifetime excess cancer risk (ILECR) of  
1.0 in 1 million or a non-carcinogenic Hazard Index (HI) of  1.0, which are the human health 
risk standards employed by RWQCB for residential use. Therefore, the calculated risk posed 
by hazardous-substance-affected soils shall be evaluated in the HHRA based on a residential 
land use scenario. The project applicant/developer shall provide RWQCB and the City of  
Costa Mesa Development Services Department with a copy of  the HHRA. If  the results of  
the HHRA show an ILECR or an HI higher than the standards specified above, vapor 
intrusion mitigation systems (VIMS) shall be incorporated at the project site, under RWQCB 
oversight, in order to bring the ILECR and HI below the above-specified standards, which 
will be confirmed by an HHRA that accounts for the effects of  the VIMS.  

 The VIMS shall be subject to RWQCB approval and may include a soil vapor membrane 
(e.g., Liquid Boot®) and a passive venting system of  perforated piping installed beneath the 
soil vapor barrier with vertical piping that discharges above the roofline of  the residential 
lofts and live/work units at the project site. It is expected that the VIMS will be designed by 
a State of  California-licensed professional engineer or engineering geologist experienced in 
the design and installation of  VIMS in southern California. If  required by RWQCB, the 
design plan for the VIMS may also be provided to the California Department of  Oil, Gas 
and Geothermal Resources (DOGGR) for review, in light of  the project site’s location 
within the Newport Beach Oil Field, which is a methane-bearing zone. 

HAZ-2. To the extent vapor intrusion mitigation systems (VIMS) are incorporated, the Covenant to 
be recorded with the Orange County Registrar-Recorder/County Clerk (prohibiting the use 
of  groundwater, as discussed above) shall include provisions requiring the maintenance of  
and preventing the disturbance of  the VIMS, with related notifications to current and future 
owners and occupants of  the project site. 
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HAZ-3. Prior to issuance of  grading permits, the project applicant/developer shall ensure 
that a soil gas survey is performed in accordance with the recommendations of  the Soil 
Mitigation Plan to assess the existence of  residual VOCs in onsite subsurface soils. The 
project applicant/developer shall provide the City of  Costa Mesa Development Services 
Department with a report documenting that any VOC-affected soil on the project site has 
been appropriately assessed, and if  necessary, remediated. The calculated risk posed by 
hazardous-substance-affected soils shall be evaluated based on a residential land use scenario, 
and shall not pose a carcinogenic risk that is greater than one excess case of  cancer in a 
population of  one million, or have a toxicity that is greater than a Hazard Index of  1.0. The 
report shall document that site soils meet these thresholds. Site assessment, risk assessment, 
and remedial activities shall be conducted in general accordance with the process and 
procedures identified in Title 40, Code of  Federal Regulations, Subpart J, Part 300 National 
Oil and Hazardous Substance Pollution Contingency Plan, and California Health and Safety 
Code, Chapter 6.5, Hazardous Substances Account. In addition, all applicable site 
assessment, risk assessment, and remediation guidance documents developed by the federal 
Environmental Protection Agency, California Department of  Toxic Substances Control, 
and/or Regional Water Quality Board shall be followed. The report shall be prepared by a 
qualified environmental professional defined as a registered environmental assessor II, 
professional engineer, geologist, certified engineering geologist, or a licensed hazardous 
substance contractor registered in California. A letter of  certification from a regulatory 
agency responsible for hazardous substance assessment and mitigation oversight, stating that 
the site does not pose a significant risk and is suitable for residential use, may be substituted 
for the abovementioned report. 

HAZ-3. Following the remediation of  soil as required by the Soil Management Plan (SMP), the 
project applicant/developer shall perform confirmation soil sampling and analysis in order 
to confirm that the remediation of  impacted soil has reduced Chemicals of  Potential 
Concern (COPC) concentrations to below the applicable standards (i.e., ESLs, RSLs, and 
SFRWQCB ESLs for Potential Leaching to Groundwater). The project applicant/developer 
shall notify the Regional Water Quality Control Board (RWQCB) of  the date and time of  
the planned confirmation soil sampling, to the extent practical, at least three business days 
before sampling commences. Up to five confirmation soil samples are to be collected from 
each area remediated by excavation of  impacted soil. These will include a soil sample from 
each wall and the bottom of  each impacted soil excavation area. Soil sampling procedures 
are to be consistent with those cited in California Department of  Toxic Substances Control 
(DTSC) procedure guidelines (DTSC, 1999; 2004), and/or the U.S. EPA-issued Soil Sampling 
Operating Procedures (U.S. EPA, 2011), and/or other applicable RWQCB-approved sampling 
guidelines. Once the results of  the confirmation soil sampling demonstrate that impacted 
soil has been removed as required under the SMP, and following receipt of  written 
concurrence from RWQCB, grading activities in the area of  the impacted soil excavation can 
resume. 
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HAZ-4. Prior to the issuance of  grading permits, a Health and Safety Plan (HASP) shall be prepared 
in accordance with federal law, as set forth at 29 CFR 1910.20 (i.e., the Hazardous Waste 
Operations and Emergency Response, also known as the HAZWOPER standard). In 
addition, in accordance with SCAQMD Rule 403 (Fugitive Dust), dust control measures 
shall be implemented at the project site in order to avoid risks arising from inhalation of  
airborne dust containing Chemicals of  Potential Concern (COPC). The dust mitigation 
measures shall include: 

 watering the ISA areas prior to the commencement of  excavation activities in order to 
limit fugitive dust emissions to those specified in SCAQMD Rule 403 guidance and 
Localized Significance Thresholds (LST);  

  applying water or other suitable dust suppressants during construction activities to limit 
fugitive dust emissions to LST guidelines;  

 limiting the amount of  surface area disturbed during site development activities to 0.1 
acre;  

 limiting the speed of  vehicles on uncontrolled, unpaved access/haul roads in proximity to 
ISA areas to a maximum of  15 mph;  

 covering bulk materials, including stockpiled oil, with tarps, plastic, or other suitable 
materials and anchoring them so that the cover is not removed by the wind;  

 applying water or other suitable dust suppressants when haul trucks are operating at the 
project site;  

 applying water or other suitable dust suppressants to soil being removed from the project 
site;  

 removing fugitive dust from exterior and interior surfaces of  vehicles prior to them 
leaving the project site;  

 cleaning up carryout and trackout pathways by sweeping, removing debris, operating a 
rotary brush with applied water, or other effective methods, to prevent the release of  dust 
at the project site; and  

 once trucks are loaded with soil for offsite disposal, covering the cargo areas with tarps or 
other suitable covers that prevent the release of  fugitive dust.  

 In order to ensure the effectiveness of  the measures specified above, dust monitoring shall 
be employed in accordance with SCAQMD Rule 403 requirements during operations 
disturbing soil at the project site. In addition, signs shall be posted at the project site during 
performance of  the Soil Management Plan, in compliance with the notification requirements 
of  California Proposition 65, to provide required information regarding the presence of  
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chemicals known to the state of  California to cause cancer or reproductive toxicity. The 
standards to be imposed with respect to worker protection are the San Francisco Regional 
Water Quality Control Board’s Construction/Trench Worker Screening Levels for Direct 
Exposure. These criteria account for exposure to construction/trench workers through 
direct contact with COPCs and/or Total Petroleum Hydrocarbons (TPH). These screening 
levels assume a target individual lifetime excess cancer risk (ILECR) of  1.0 in 1 million and a 
non-carcinogenic Hazard Index (HI) of  1.0. Therefore, the HASP and the dust control 
measures are intended to reduce risk levels during construction to below the ILECR of  1.0 
in 1 million and non-carcinogenic risks to below an HI of  1.0. 

HAZ-5. Prior to the issuance of  demolition permits for any buildings or structures onsite, the project 
applicant shall have implemented the following measures:  

 Have retained a California Certified Asbestos Consultant (CAC) to perform abatement 
project planning, monitoring (including air monitoring), oversight, and reporting of  all 
asbestos-containing materials (ACM) encountered. The abatement, containment, and 
disposal of  all ACM shall be conducted in accordance with the South Coast Air Quality 
Management District’s Rule 1403 and California Code of  Regulation Title 8, Section 1529 
(Asbestos). 

 Have retained a licensed or certified lead inspector/assessor to conduct the abatement, 
containment, and disposal of  all lead waste encountered. The contracted lead 
inspector/assessor shall be certified by the California Department of  Public Health 
(CDPH). All lead abatement shall be performed by a CDPH-certified lead supervisor or a 
CDPH-certified worker under the direct supervision of  a lead supervisor certified by 
CDPH. The abatement, containment, and disposal of  all lead waste encountered shall be 
conducted in accordance with the US Occupational Safety and Health Administration 
Rule 29, CFR Part 1926, and California Code of  Regulation, Title 8, Section 1532.1 
(Lead).  

 Evidence of  the contracted professionals attained by the project applicant shall be 
provided to the City of  Costa Mesa Building Division. Additionally, contractors 
performing ACM and lead waste removal shall provide evidence of  abatement activities to 
the City’s Building Safety Division. 

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or 
waste within one-quarter mile of an existing or proposed school? 

No Impact. There are no schools within one-quarter mile of  the project site. The nearest school is Whittier 
Elementary School, approximately 0.7 mile northwest of  the project site. Due to the nature of  the proposed 
residential lofts and live/work units, it is not anticipated that the uses would emit hazardous emissions or 
handle hazardous or acutely hazardous materials, substances, or waste in reportable quantities. Any future 
businesses of  the live/work units and residential lofts would also be subject to the City’s development review 
process upon a formal request for a permit to operate. Additionally, the Proposed Project would not generate 
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air toxics that would require a permit by SCAQMD. The use, storage, transport, and disposal of  all 
construction- and operations-related hazardous materials and waste associated with the Proposed Project 
would be required to conform to existing laws and regulations of  the federal, state, and local agencies noted 
above. Therefore, no impacts to schools would occur, and no mitigation measures are necessary.  

d) Be located on a site which is included on a list of hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a result, would it create a significant hazard to the 
public or the environment? 

Less Than Significant Impact With Mitigation Incorporated. A regulatory database search was 
conducted as part of  the Phase I ESA prepared for the project site. The project site has been and is listed on 
numerous regulatory databases:  

 RCRA-LQG (Resource Conservation and Recovery Act-Large Quantity Generators) 

 FINDS (Facility Index System) 

 HAZNET (Hazardous Waste Information System) 

 NPDES (National Pollutant Discharge Elimination System) 

 LUST (Leaking Underground Storage Tank) 

 HIST CORTESE (Historic Cortese List) 

 UST (Underground Storage Tank) 

 EMI (Emission Inventory) 

 WDS (Waste Data System) 

 RMP (Risk Management Plan) 

 ERNS (Emergency Response Notification System) 

 CHMIRS (California Hazardous Material Incident Reporting System) 

 AST (Above Ground Storage Tanks)  

The HAZNET database records facility and waste manifest data from manifest forms received by the 
Department of  Toxic Substances Control. The HAZNET database indicates that wastes are generated onsite 
but is not intended to document whether a release has occurred onsite. The UST and LUST databases list 
facilities with known USTs onsite. 

As stated in the Phase I ESA, some of  the site listings are considered recognized environmental conditions 
(RECs). For example, the AST listing for the project site reports 20,000 gallons of  petroleum product per 
year being stored onsite. Potential remaining contamination in site soils associated with incidental spills is 
considered a general, sitewide REC. However, as discussed above in Section 3.8(b), any encountered soil 
contamination would be addressed via implementation of  an SMP during site redevelopment (see Appendix 
D). 

Additionally, compliance with the established regulations and implementation of  Mitigation Measures HAZ-1 
through HAZ-3 would ensure that project implementation would not result in a significant hazard to the 
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public or the environment due to the site being listed on numerous regulatory databases. Therefore, with 
compliance of  established regulations and implementation of  Mitigation Measures HAZ-1 through HAZ-3, 
impacts would be reduced to a level of  less than significant. 

e) For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles or a public airport or public use airport, would the project result in a safety 
hazard for people residing or working in the project area? 

Less Than Significant Impact. The project site is approximately 3.5 miles southwest of  John Wayne 
Airport (JWA) and within the Airport Environs Land Use Plan (AELUP) Planning Area of  JWA (ALUC 
2008). Although the project site falls within the AELUP Height Restriction Zone and Federal Aviation 
Regulation Part 77 Notification Area for JWA, it is outside of  the JWA Impact and Safety Zones (ALUC 
2008). Federal Aviation Regulation Part 77 regulates building height restrictions in the vicinities of  airports to 
ensure structures and buildings do not adversely affect an airport or aeronautical operations, including 
interference with flight paths and procedures. 

The Proposed Project would not require notification to FAA in accordance with Section 77.9 of  the Federal 
Aviation Regulation because the project does not include any of  the construction or alteration activities listed 
under Section 77.9. Additionally, in accordance with Federal Aviation Regulation Part 77 (Objects Affecting 
Navigable Space), Section 77.13(a), notice to the Federal Aviation Administration (FAA) is required for any 
proposed structure more than 200 feet above ground level of  the development site. The proposed residential 
lofts and live/work units would not exceed approximately 40 feet in height. The Proposed Project would not 
require notification to FAA. Additionally, JWA’s runways are not aligned with or in proximity of  the project 
site; therefore, the Proposed Project would not result in a safety hazard for people residing or working onsite. 

Therefore, development of  the Proposed Project would not cause airport-related hazards for residents or 
workers on or near the project site. No impacts would occur and no mitigation measures are necessary. 

f) For a project within the vicinity of a private airstrip, would the project result in a safety hazard 
for people residing or working in the project area? 

No Impact. See response to Section 8(e), above. 

Additionally, there are no private air strips, heliports, or helipads/helistops14 adjacent to or within the vicinity 
of  the project site. The closest private air strips are the Hoag Memorial Hospital and Costa Mesa Police 
Department heliports (Airnav.com 2015), which are approximately 0.7 mile south and 2.2 miles northeast of  
the project site, respectively. Over congested areas, helicopters are required to maintain an altitude of  at least 
1,000 feet above the highest obstacle within 2,000 feet of  the aircraft, except as needed for take-off  and 
landing (Code of  Federal Regulations, Title 14, Section 91.119). Additionally, helicopter take-offs and landings 
at these private heliports are at a sufficient distance from the project site that they would not pose a hazard to 
residents or workers of  the Proposed Project. Furthermore, the project site is not within the direct flight path 

                                                      
14  A heliport is a small airport suitable only for use by helicopters, typically containing one or more helipads. A helipad or helistop is a 

designated area, including any buildings or facilities, intended to be used for the landing and take-off of helicopters. 
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of  the heliports, and helicopter take-offs and landings at these private airstrips are infrequent. Therefore, 
project development would not cause any hazards related to aircraft operating to or from private airstrips or 
heliports. No impacts would occur and no mitigation measures are necessary. 

g) Impair implementation of or physically interfere with an adopted emergency response plan or 
emergency evacuation plan? 

Less Than Significant Impact With Mitigation Incorporated. As outlined in the Safety Element of  the 
Costa Mesa General Plan, the Costa Mesa Disaster Plan is the community's Emergency Operations Plan 
(EOP), which provides guidance during emergency situations associated with natural disasters, technological 
incidents, and nuclear defense operations. The EOP does not address common, day-to-day emergencies or 
the well-established and routine procedures used in coping with such emergencies. Rather, the EOP analyzes 
potential large-scale disasters that require a coordinated and immediate response. The EOP considers the 
City’s evacuation routes in its planning. General Plan Safety Element Exhibit SAF-9 (Emergency Evacuation 
Routes) illustrates the City’s emergency evacuation routes and identifies SR-55/Newport Boulevard, which is 
approximately 0.15 mile east of  the project site, as a designated emergency evacuation route.  

During the construction and operation phases, the Proposed Project would not interfere with any of  the daily 
operations of  the City’s EOP, CMFD, or Costa Mesa Police Department (with the exception of  the 
temporary roadway lane closure noted below). All construction activities would be required to be performed 
per the City’s and CMFD’s standards and regulations. The Proposed Project would be required to provide the 
necessary on- and offsite access and circulation for emergency vehicles and services during the construction 
and operation phases. The Proposed Project would also be required to go through the City’s development 
review and permitting process and incorporate all applicable design and safety standards and regulations in 
the CBC, CMFD, and the City’s Municipal Code to ensure that they do not interfere with the provision of  
local emergency services (e.g., provision of  adequate access roads to accommodate emergency response 
vehicles, adequate numbers/locations of  fire hydrants, etc.).  

The Proposed Project is not considered a “critical facility” as defined by the Essential Services Building 
Seismic Safety Act, that is, a building that provide essential services after a disaster; nor would it introduce any 
roadways or infrastructure that would bisect or transect surrounding uses. Additionally, the Proposed Project 
does not have any characteristics that would physically impair or otherwise interfere with the City’s designated 
emergency evacuation routes, including SR-55/Newport Boulevard.  

However, the 17th Street roadway improvements that would be implemented under the Proposed Project (an 
additional eastbound lane from Pomona Avenue to northeast site boundary) would require temporary closure 
(partial of  full) of  the eastbound travel lane along 17th Street. The lane closure would temporarily impact the 
functionality of  17th Street as an access route for emergency services. Any necessary closure of  the 
eastbound travel lane would be temporary and only necessary during the 17th Street roadway improvements. 
Upon completion of  the roadway improvements, all roadway travel lanes would be restored to normal.  

To prevent significant impacts to emergency personnel and access, the Proposed Project would be subject to 
compliance with Standard Condition SC 3.8-1, which requires the project applicant to prepare and submit a 
Construction Management Plan prior to the issuance of  grading permits from the City. The plan would 
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outline the necessary measures to ensure that adequate traffic circulation is maintained along this portion of  
17th Street for emergency vehicles for the duration of  the street improvements. With implementation of  
Standard Condition SC 3.8-1, impacts would be reduced to a less than significant level. 

Standard Conditions 
SC 3.8-1 Prior to issuance of  grading permits, the project applicant/developer shall submit for review 

and approval a Construction Management Plan. This plan features methods to minimize 
disruption to the neighboring residential uses to the fullest extent that is reasonable and 
practicable. The plan shall include construction parking and vehicle access and specifying 
staging areas and delivery and hauling truck routes. The plan should mitigate disruption to 
residents and also businesses during construction. The total truck trips to the site shall not 
exceed 200 trucks per day (i.e., 100 truck trips to the site plus 100 truck trips from the site) 
unless approved by the Development Services Director or Transportation Services Manager. 

h) Expose people or structures to a significant risk of loss, injury or death involving wildland fires, 
including where wildlands are adjacent to urbanized areas or where residences are intermixed 
with wildlands? 

No Impact. The project site is in a fully developed, urbanized area of  the City; surrounding land uses consist 
of  commercial and light industrial uses to the north, south, west, and southeast, and live/work units under 
construction to the east (see Figure 3, Aerial Photograph). There is no wildland vegetation on the site, and the 
site is not adjacent to or near wildlands that could be subject to wildland fires. The project site is not in a fire 
hazard zone designated by the California Department of  Forestry and Fire Protection (CAL FIRE 2007; 
2011). Therefore, impacts related to wildland fires would not occur as a result of  project development and no 
mitigation measures are necessary. 

3.9 HYDROLOGY AND WATER QUALITY 
The analysis in this section is based partly on the following technical studies, which are included as 
Appendices to this Initial Study: 

 Geotechnical Investigation, NorCal Engineering, May 5, 2014. (Appendix Ba) 

 Preliminary Hydrology Report, RBF Consulting, February 2015. (Appendix F) 

 Conceptual Water Quality Management Plan, RBF Consulting, February 2015. (Appendix G) 

As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs, the project site is currently developed 
with a number of  buildings, structures, and site improvements associated with light industrial and commercial 
uses. Currently, the site is relatively flat; the site slopes gently east to southeast. Under existing conditions, the 
majority of  urban runoff  from the project site generally drains to the west toward Pomona Avenue (lower 
point of  the project site) via sheet flow into drainage swales onsite, with some runoff  exiting the southeastern 
end of  the site toward Superior Avenue. The existing drainage condition is illustrated in Figure 8, Existing 
Hydrology. Urban runoff  to the west enters the curb and gutter along Pomona Avenue and eventually reaches a 
catch basin, near the west-central portion of  the project site. Urban runoff  to the southeast enters the curb 
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and gutter along Superior Avenue and continues southwest. Once urban runoff  enters the existing storm 
drain systems in Pomona Avenue and Superior Avenue, it is transported to lower Newport Bay, which 
discharges to the Pacific Ocean. Under existing conditions, there are no water quality devices to provide any 
treatment for urban runoff  generated onsite. 

In order to redevelop the project site, all existing buildings, structures, parking areas, drive aisles, and 
hardscape improvements would be demolished, and a number of  mature ornamental trees and other 
landscape improvements throughout the site would be removed (site structures and features to be demolished 
or removed are shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs). At project buildout, the 
project site would be developed with a mix of  residential lofts and live/work units (total of  177) and 
associated hardscape and landscape improvements. Operation-phase urban runoff  would be conveyed to the 
west and southeast, similar to existing conditions, as illustrated in Figure 9, Proposed Hydrology. The Proposed 
Project includes the construction of  an underground storm drain system to capture urban runoff. Urban 
runoff  would be routed from catch basins in the private streets through underground storm drain pipes and 
out to the existing underground storm drain pipe in Pomona Avenue, near the west-central site boundary (see 
Figure 8). Some urban runoff  would also be directed toward Superior Avenue.  

a) Violate any water quality standards or waste discharge requirements? 

Less Than Significant Impact. Impacts to water quality generally range over three different phases of  a 
development project: 

 During the earthwork and construction phase, when the potential for erosion, siltation, and 
sedimentation would be the greatest. 

 Following construction and before the establishment of  ground cover, when the erosion potential may 
remain relatively high. 

 Following project completion, when impacts related to sedimentation would decrease markedly, but those 
associated with urban runoff  (stormwater and non-stormwater) would increase. 

The Proposed Project may cause deterioration of  water quality of  downstream receiving waters if  
construction- and operation-related sediment or pollutants wash into the storm drain system and facilities. 
Following is a discussion of  the potential water quality impacts of  the Proposed Project’s construction and 
operational phases. 

Project Construction  
Construction-related runoff  pollutants are typically generated from waste and hazardous materials handling 
or storage areas; outdoor work areas; material storage areas; and general maintenance areas (e.g., vehicle or 
equipment fueling and maintenance, including washing). Construction projects that disturb one acre or more 
of  soil, including the Proposed Project, are regulated under the CGP (Order No. 2009-009-DWQ) and its 
subsequent revisions (Order No. 2012-0006-DWQ), issued by the SWRCB. Projects obtain coverage under 
the CGP by developing and implementing a Stormwater Pollution Prevention Plan (SWPPP), estimating 
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sediment risk from construction activities to receiving waters, and specifying best management practices that 
would be implemented as a part of  the project’s construction phase to minimize pollution of  stormwater 
prior to and during grading and construction. Section A of  the CGP describes the elements that must be 
contained in a SWPPP. Types of  BMPs that are incorporated in SWPPPs and would minimize impacts from 
sediment and pollutants include those listed in Table 7. 

Table 7 Construction BMPs 
Category Purpose Examples 

Erosion Controls and Wind Erosion 
Controls  

Cover and/or bind soil surface, to prevent soil 
particles from being detached and transported by 
water or wind 

Mulch, geotextiles, mats, hydroseeding, 
earth dikes, swales 

Sediment Controls  Filter out soil particles that have been detached and 
transported in water. 

Barriers such as straw bales, sandbags, 
fiber rolls, and gravel bag berms; desilting 
basin; cleaning measures such as street 
sweeping 

Tracking Controls Minimize the tracking of soil offsite by vehicles 
Stabilized construction roadways and 
construction entrances/exits; 
entrance/outlet tire wash. 

Non-storm Water Management 
Controls  

Prohibit discharge of materials other than 
stormwater, such as discharges from the cleaning, 
maintenance, and fueling of vehicles and 
equipment. Conduct various construction 
operations, including paving, grinding, and concrete 
curing and finishing, in ways that minimize non-
stormwater discharges and contamination of any 
such discharges. 

BMPs specifying methods for: 
paving and grinding operations; cleaning, 
fueling, and maintenance of vehicles and 
equipment; concrete curing; concrete 
finishing.  

Waste Management and Controls 
(i.e., good housekeeping practices) 

Management of materials and wastes to avoid 
contamination of stormwater. 

Spill prevention and control, stockpile 
management, and management of solid 
wastes and hazardous wastes. 

Source: CASQA 2003. 
 

The Proposed Project’s construction contractor would be required to prepare and implement a SWPPP and 
associated BMPs in compliance with the CGP and Standard Condition 3.6-2 during grading and construction. 
The SWPPP would specify BMPs that would be implement for the Proposed Project to protect the water 
quality of  receiving waters (Newport Bay and Pacific Ocean). BMPS would eliminate and/or minimize urban 
runoff  pollution prior to and during grading and construction. Other construction BMPs that would be 
incorporated into the Proposed Project’s SWPPP and implemented during the construction phase include but 
are not limited to: 

 Installation of  perimeter silt fences and perimeter sandbags and/or gravel bags 

 Stabilized construction exit with rumble strip(s)/plate(s) 

 Installation of  storm drain inlet protection on affected roadways  

 Installation of  silt fences around stockpile and covering of  stockpiles  
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 Use of  secondary containment around barrels 

 Stabilization of  disturbed areas where construction ceases for a determined period of  time (e.g., one 
week) with erosion controls 

 Installation of  temporary sanitary facilities and dumpsters 

Adherence to the BMPs in the SWPPP would reduce, prevent, minimize, and/or treat pollutants and prevent 
degradation of  downstream receiving waters. BMPs identified in the SWPPP would reduce or avoid 
contamination of  urban runoff  with sediment and would also reduce or avoid contamination with other 
pollutants such as trash and debris; oil, grease, fuels, and other toxic chemicals; paint, concrete, asphalt, 
bituminous15 materials, etc.; and nutrients. Implementation of  the SWPPP and its associated BMPs would be 
ensured through the City’s development review process.  

Furthermore, pursuant to Section 8-32 (Water Quality) of  the City’s Municipal Code and Standard Condition 
SC 3.9-1, all new development and significant redevelopment in the City must be undertaken in accordance 
with the Orange County Drainage Area Management Plan (DAMP), including but not limited to the 
Development Project Guidance and any conditions and requirements established by the City’s Development 
Services and Public Services Departments that are reasonably related to the reduction or elimination of  
pollutants in urban runoff  from the project site. Prior to the issuance of  grading permits for the Proposed 
Project, the City’s Development Services and Public Services Departments would review project plans and 
impose terms, conditions, and requirements, as needed, in accordance with Section 8-32. The City also 
enforces its Master Plan of  Drainage, and Chapter III (Drainage) of  the City’s Municipal Code addresses 
drainage protocols in the City during construction of  new projects.  

Finally, as outlined in Mitigation Measure AQ-1, the construction contractor would be required to prepare a 
dust control plan prior to issuance of  any grading permits. The dust control plan would include a measure 
that requires that during all construction activities, the construction contractor sweep streets with Rule 1186–
compliant, PM10-efficient vacuum units on a daily basis if  silt is carried over to adjacent public thoroughfares 
or occurs as a result of  hauling. 

Therefore, with implementation of  the BMPs in the SWPPP and adherence to the pertinent provisions of  the 
City’s Municipal Code, no significant water quality or waste-discharge impacts from project-related grading 
and construction activities would occur. No mitigation measures are necessary. 

Project Operation 
Receiving waters of  the project site are lower Newport Bay and the Pacific Ocean. Urban runoff  from the 
project site enters the existing storm drain systems in Pomona Avenue and Superior Avenue; from there, it is 
transported to lower Newport Bay, which discharges to the Pacific Ocean. Currently, lower Newport Bay has 
water quality problems—identified on the most recent list, 2006 CWA 303(d) List of  Water Quality Limited 

                                                      
15  Bituminous = resembling or containing any of various viscous or solid impure mixtures of hydrocarbons that occur naturally in 

asphalt, tar, mineral waxes, etc.; used as a road surfacing and roofing material. 



W E S T S I D E  G A T E W A Y  P R O J E C T  I N I T I A L  S T U D Y  
C I T Y  O F  C O S T A  M E S A  

3. Environmental Analysis 

Page 128 PlaceWorks 

Segment as chlordane, copper, DDT (dichlorodiphenyltrichloroethane), indicator bacteria, nutrients, PCBs 
(polychlorinated biphenyl), pesticides, and sediment toxicity. Limits on the amounts of  pollutants (Total 
maximum daily loads, or TMDLs) entering lower Newport Bay are in place for sediment, nutrients, pesticides, 
indicator bacteria, and copper (RBF 2015a). 

Operation-related activities of  the Proposed Project (e.g., runoff  from private streets, parking areas, 
landscaped areas) would generate pollutants that could adversely affect water quality of  lower Newport Bay if  
effective measures were not used to keep pollutants out of  and remove pollutants from urban runoff. As 
noted above, operational-phase urban runoff  would be conveyed to the west and southeast, similar to existing 
conditions, as illustrated in Figure 9, Proposed Hydrology. The Proposed Project includes the construction of  an 
underground storm drain system to capture urban runoff. Urban runoff  would be routed from catch basins 
in the private streets through underground storm drain pipes and out to the existing underground storm 
drain pipe in Pomona Avenue, near the west-central site boundary (see Figure 8). Some urban runoff  would 
also be directed toward Superior Avenue.  

Per Table 2.1 (Anticipated and Potential Pollutants Generated by Land Use Type) of  the County of  Orange 
2013 Technical Guidance Document for the Preparation of  Conceptual/Preliminary or Project Water Quality 
Management Plans, anticipated pollutants of  concern for the Proposed Project include suspended 
solids/sediments, nutrients, heavy metals, pathogens (bacteria/virus), pesticides, toxic organic compounds, oil 
and grease, and trash and debris. For example, landscaping activities contribute to sediments, and 
anthropogenic activities (i.e., pet waste and food waste) contribute to bacteria. The project’s primary 
pollutants of  concern include sediments, nutrients, and pesticides due to impairments to lower Newport Bay 
(RBF 2015a). Mitigation of  these primary pollutants of  concern is accomplished through the implementation 
of  post-development (operation phase) BMPs, discussed below. 

Chlordane, copper, DDT, indicator bacteria, and PCBs are not expected pollutants of  concern for the 
Proposed Project, because these pollutant are not expected from the Proposed Project’s land uses (per Table 
2.1 of  the County of  Orange 2013 Technical Guidance Document for the Preparation of  
Conceptual/Preliminary or Project Water Quality Management Plans). They are therefore not primary 
pollutants of  concern for the Proposed Project. Suspended solids, heavy metals, pathogens (bacteria/virus), 
toxic organic compounds, oil and grease, and trash and debris are expected pollutants for the Proposed 
Project; however, they are not impairments of  lower Newport Bay. Therefore, similar to chlordane, copper, 
DDT, indicator bacteria, and PCBs, they are not primary pollutants of  concern for the Proposed Project. It 
must be a pollutant generated by the land use type and it must be an impairment in the receiving waters to be 
considered a primary pollutant of  concern. 

The Municipal Storm Water Permitting Program regulates stormwater discharges from municipal separate 
storm sewer (drain) systems (MS4s). Most of  these permits are issued to a group of  copermittees 
encompassing an entire metropolitan area. The MS4 permits require the discharger to develop and implement 
a Storm Water Management Plan/Program with the goal of  reducing the discharge of  pollutants to the 
maximum extent practicable (MEP). MEP is the performance standard specified in Section 402(p) of  the 
Clean Water Act. The management programs specify what BMPs will be used to address certain program 
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areas. The program areas include public education and outreach; illicit discharge detection and elimination; 
construction and post-construction; and good housekeeping for municipal operations. 

The Orange County Flood Control District, the County of  Orange, the City of  Costa Mesa, and other 
incorporated cities (permittees) discharge pollutants from their MS4s. Stormwater and non-stormwater enter 
and are conveyed through the MS4 and discharged to surface water bodies of  the Orange County region. 
These discharges are regulated under countywide waste discharge requirements in Order No. R8-2009-0030 
(as amended by Order No. R8-2010-0062; NPDES Permit No. CAS61080.), which was approved by the Santa 
Ana Regional Water Quality Control Board (SARWQCB) on May 19, 2011. Order No. R8-2009-0030, which 
serves as the Orange County MS4 Permit, has expired but remains in effect until the Regional Water Board 
adopts a new permit. 

The MS4 Permit requires the development and implementation of  a program addressing stormwater 
pollution issues in development planning for private projects. The primary objectives of  the Municipal 
Stormwater Program requirements are to: 1) effectively prohibit non-stormwater discharges, and 2) reduce 
the discharge of  pollutants from stormwater conveyance systems to the MEP (MEP statutory standard). The 
County Model WQMP was developed as part of  the program to address stormwater pollution from new 
development and redevelopment by the private sector. The County Model WQMP contains a list of  the 
minimum required BMPs for a designated project. Additional BMPs may be required by ordinances or codes 
adopted by the permittees and applied generally or on a case-by-case basis. The permittees are required to 
adopt the program’s requirements in their own water quality regulations.  

In accordance with these requirements and in order to mitigate urban runoff  pollution from the project site, 
a Conceptual WQMP was prepared for the Proposed Project (see Appendix G). The Conceptual WQMP 
specifies BMPs that would be used to minimize water pollution from the project site during the project’s 
operation phase, including those associated with the impairment of  lower Newport Bay that are applicable to 
the Proposed Project. As outlined in the Conceptual WQMP, the Proposed Project would include site design 
BMPs, source control BMPs, and low impact development BMPs. Following is a discussion of  the various 
BMPs that would be implemented for the Proposed Project. A detailed discussion of  how the BMPs were 
selected based on their effectiveness to address and mitigate the Proposed Project’s pollutant of  concern is 
provided in the Conceptual WQMP. 

Site Design BMPs 

Site design BMPs reduce the potential for pollutants to enter urban runoff. Some of  the site design BMPs 
that would be implemented include maximizing permeable areas and draining rooftops into adjacent 
landscaping. The detailed list of  site design BMPs that would be implemented as a part of  the Proposed 
Project is provided in the Conceptual WQMP (see Appendix G).  

Source Control BMPs 

Source control BMPs (nonstructural and structural) are designed to prevent pollutants from contacting urban 
runoff  or prevent discharge of  contaminated urban runoff  to the storm drain system and/or receiving water. 
Some of  the source control BMPs that would be implemented include education for property owners, 
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tenants, and occupants; common area landscape management and litter control; street sweeping private 
streets and parking lots; roof  runoff  controls; protection of  slopes and channels; efficient irrigation systems 
and landscape design; and storm drain system signage. The detailed list of  source control BMPs that would 
be implemented as a part of  the Proposed Project is provided in the Conceptual WQMP (see Appendix G).  

Low-Impact Development BMPs 

LID BMPs are required in addition to site design measures and source controls to reduce the volume of  
stormwater runoff  and potential pollution loads in stormwater runoff  to the MEP. LID BMPs are engineered 
facilities that are designed to retain or biotreat runoff  on development sites. 

Development projects must include the design and implementation of  stormwater quality control measures 
that can handle the Stormwater Quality Design Volume (SWQDv), defined as the 0.75-inch, 24-hour rain 
event or the 85th percentile, 24-hour rain event16, whichever is greater. Stormwater runoff  in excess of  this 
volume is required to be diverted around the LID BMPs to prevent overloading. The LID BMPs in the 
Orange County Model WQMP Technical Guidance Document are categorized into the following types: 

 Biotreatment: Bio-1 to Bio-7 

 Hydrologic Source Controls Biofiltration: HSC-1 to HSC-6  

 Harvest and Use: HU-1 and HU-2 

 Infiltration: INF-1 to INF-7  

 Miscellaneous: MISC-1 and MISC-2 

 Pretreatment: PRE-1 and Pre-2  

 Treatment Control: TRT-1 and TRT-2 

As noted in the Conceptual WQMP (see Appendix G), the Proposed Project’s LID BMPs would be designed 
to treat the full SWQDv of  the 24-hour 85th percentile storm event. The LID BMPs include: four 
bioretention areas with underdrains (BIO-1, Bioretention with Underdrains), a single Katchall WQ basin (tree 
well catch basin), and six modular wetlands (BIO-7, Proprietary Biotreatment), which are propriety 
biotreatment BMPs with vegetation. Figure 9, Proposed Hydrology, shows the preliminary location of  the 
modular wetlands. The Proposed Project’s LID BMPs would be designed to not only hold the required 
volume of  runoff  onsite before discharging runoff  into the drainage systems in Pomona Avenue and 
Superior Avenue, but to adequately treat runoff  before discharging it. The supporting calculations for sizing 
of  the LID BMPs can be found in the Preliminary Hydrology Report and Conceptual WQMP (see 
Appendices F and G, respectively). 

                                                      
16  The 85th percentile, 24-hour rain event is the depth of rainfall over a 24-hour period that 85 percent of storm events are less 

than or equal to. For example, if the 85th percentile rainfall depth is analyzed and a value of 1.00 inches is determined, 85 
percent of all 24-hour rainfall events produce 1.00 inch or less of precipitation. It varies by location, and is the rainfall depth used 
to calculate the water quality BMP sizing. 
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Additionally, pursuant to Section 8-32 (Water Quality) of  the City’s Municipal Code and Standard Condition 
SC 3.9-1, the Proposed Project would be undertaken in accordance with the Orange County DAMP. Prior to 
the issuance of  a grading permits for the Proposed Project, the City’s Development Services and Public 
Services Departments would review project plans and impose terms, conditions, and requirements, as needed, 
in accordance with Section 8-32. Furthermore, the Proposed Project would be subject to compliance with the 
City’s Master Plan of  Drainage and Chapter III (Drainage) of  the City’s Municipal Code.  

Therefore, with implementation of  the BMPs in the Conceptual WQMP and compliance with the City’s 
Master Plan of  Drainage, applicable drainage provisions of  the City’s Municipal Code, and Standard 
Condition SC 3.9-1, no significant water quality and waste-discharge impacts from project-related operational 
activities would occur. No mitigation measures are necessary. 

Hydromodification 
Potential hydrologic conditions of  concern (HCOC) were not analyzed as a part of  the WQMP (see 
Appendix G). The purpose of  the analysis is to identify any HCOCs with respect to downstream flooding, 
erosion potential of  natural channels downstream, impacts of  increased flows on natural habitat, etc. In 
accordance with the County of  Orange 2013 Technical Guidance Document hydromodification 
requirements, development projects must identify and mitigate any HCOCs. An HCOC is a combination of  
upland hydrologic conditions and stream biological and physical conditions that presents a condition of  
concern for physical and/or biological degradation of  streams. As stated in the Conceptual WQMP, HCOC’s 
are not present on the project site because it is not in the susceptible region and has stable storm drains to the 
ocean. Therefore, there is no HCOC for the Proposed Project and the project is exempt from Orange 
County hydromodification requirements. No impact would occur and no mitigation measures are necessary.  

Standard Conditions 
Standard Condition SC 3.6-2, above, also applies here. 

SC 3.9-1  In order to comply with the 2003 DAMP, the proposed Project shall prepare a Storm Drain 
Plan, Stormwater Pollution Prevention Plan (SWPPP), and Water Quality Management Plan 
(WQMP) conforming to the current National Pollution Discharge Elimination System 
(NPDES) requirements, prepared by a Licensed Civil Engineer or Environmental Engineer, 
which shall be submitted to the Department of  Public Works for review and approval. 

 The SWPPP shall be prepared and updated as needed during the course of  construction 
to satisfy the requirements of  each phase of  development. 

 The plan shall incorporate all necessary Best Management Practices (BMPs) and other 
City requirements to eliminate polluted runoff  until all construction work for the project 
is completed. The SWPPP shall include treatment and disposal of  all dewatering 
operation flows and for nuisance flows during construction. 
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 A WQMP shall be maintained and updated as needed to satisfy the requirements of  the 
adopted NPDES program. The plan shall ensure that the existing water quality measures 
for all improved phases of  the project are adhered to. 

 Location of  the BMPs shall not be within the public right-of-way. 

b) Substantially deplete groundwater supplies or interfere substantially with groundwater recharge 
such that there would be a net deficit in aquifer volume or a lowering of the local groundwater 
table level (e.g., the production rate of pre-existing nearby wells would drop to a level which 
would not support existing land uses or planned uses for which permits have been granted)? 

Less Than Significant Impact. The project site is currently developed with improvements associated with 
light industrial and commercial uses. Under existing conditions, pervious areas are minimal (0.51 acres, or 5.7 
percent) and generally associated with landscaped planters and ornamental trees along the western and 
northern site boundaries (see Figure 3). The remainder of  the site (8.49 acres, or 94.3 percent) is impervious, 
consisting of  parking areas, drive aisles, and other hardscape improvements. 

Under proposed conditions, approximately 17.9 percent (1.59 acres) of  the project site would be pervious 
(e.g., common area landscaping, open space and recreation areas, and perimeter landscaping), and the 
remaining 82.1 percent (7.33 acres) would be impervious (e.g., walkways, parking areas, drive aisles). The 
creation of  impermeable surfaces has the potential to diminish the groundwater recharge capabilities. 
However, the amount of  permeable surfaces under the Proposed Project would increase over existing 
conditions.  

The project site would have a minimal effect on usable groundwater reserves because it is in a largely 
developed area of  the City and is surrounded by urban uses. Groundwater is also not relevant to the project 
site because infiltration will not be used, the project site is not in or near any groundwater recharge basin, and 
neither the project site nor the surrounding area is used for intentional groundwater recharge. 

Therefore, the Proposed Project would not substantially interfere with groundwater supplies or groundwater 
recharge, and impacts would be less than significant. No mitigation measures are necessary. 

Impacts to groundwater supplies are further discussed in Section 3.17(d), below.  

c) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, in a manner which would result in a substantial 
erosion or siltation on- or off-site. 

Less Than Significant Impact. Erosion and siltation impacts potentially resulting from the Proposed 
Project would, for the most part, occur during the project’s sites preparation and grading phase. However, 
there is also a potential for erosion and siltation during project operation. Following is a discussion of  
potential erosion and siltation impacts during the construction and operation phases of  the Proposed Project.  
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Project Construction 
As discussed above in Section 3.9(a), the Proposed Project’s construction contractor would be required to 
prepare and implement an SWPPP pursuant to the CGP during grading and construction. The SWPPP would 
specify BMPs the construction contractor would implement prior to and during grading and construction to 
minimize erosion and siltation impacts on- and offsite. BMPs that would be implemented during the 
Proposed Project’s construction phase are discussed in detail in Section 3.9(a). For example, as outlined in 
Section 3.9(a), BMPs would include but are not limited to: installation of  perimeter silt fences, installation of  
silt fences around stockpile and covering of  stockpiles, and stabilization of  disturbed areas where 
construction ceases for a determined period of  time (e.g., one week) with erosion controls. Adherence to the 
BMPs in the SWPPP would reduce, prevent, or minimize soil erosion and siltation from project-related 
grading and construction activities. Therefore, development of  the Proposed Project would not substantially 
alter the existing drainage pattern in a manner that would result in substantial erosion or siltation on- or 
offsite. Construction-related impacts would be less than significant and no mitigation measures are necessary. 

Project Operation 
Project implementation is not anticipated to substantially change the drainage pattern onsite. Under proposed 
conditions, runoff  would be conveyed to the west and southeast, similar to existing conditions, as illustrated 
in Figure 9, Proposed Hydrology. Most of  the project site (approximately 7.33 acres, or 82.1 percent) would 
consist of  impervious surfaces (e.g., asphalted driveways, building pads, concrete walkways) at project 
completion; however, approximately 1.59 acres (or 17.9 percent) would consist of  pervious surfaces (e.g., 
common area landscaping, open space lawn areas). See Figure 6, Conceptual Site and Landscape Plan. There 
would be no substantial areas of  bare or disturbed soil onsite that would be vulnerable to erosion or siltation. 
All areas would either be paved or landscaped. 

Additionally, the Proposed Project includes the implementation of  post-development BMPs as a part of  the 
Conceptual WQMP, which would prevent post-development erosion and siltation on- or offsite. For example, 
the proposed LID BMPs would collect and filter runoff  from the project site before discharging it offsite. 
Furthermore, the project applicant would be required to submit grading plans to the City per the provisions 
in the City’s Municipal Code. During their review of  submitted grading plans, City staff  would ensure that the 
minimum requirements to regulate grading and earthwork are incorporated into the Proposed Project in 
order to control the quality of  drainage and runoff  (including erosion and siltation) from the project site.  

Therefore, development of  the Proposed Project would not substantially alter the existing drainage pattern of  
the site or area in a manner that would result in substantial erosion or siltation on- or offsite. Operation-
related impacts would be less than significant and no mitigation measures are necessary. 

d) Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river, or substantially increase the rate or amount of 
surface runoff in a manner which would result in flooding on- or off-site? 

Less Than Significant Impact. Under existing conditions, the overall site generally drains to the west 
toward Pomona Avenue via sheet flow into drainage swales onsite, with some runoff  exiting southeast toward 
Superior Avenue. The existing drainage condition is illustrated in Figure 8, Existing Hydrology. Pervious areas 
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are minimal (0.51 acres, or 5.7 percent) and generally associated with landscaped planters and ornamental 
trees along the western and northern site boundaries (see Figure 3). The remainder of  the site (8.49 acres, or 
94.3 percent) is impervious. Per City’s Master Drainage Plan, the existing storm drain system is deficient in 
the project area. 

Project implementation is not anticipated to substantially change the drainage pattern onsite or substantially 
increase the rate or amount of  runoff. Under proposed conditions, runoff  would be conveyed to the west 
and southeast, similar to existing conditions. Additionally, project development would decrease the amount of  
impervious surfaces, resulting in a reduction in runoff. As noted above, most of  the project site 
(approximately 7.33 acres, or 82.1 percent) would consist of  impervious surfaces (e.g., asphalted driveways, 
building pads, concrete walkways) at project completion; however, approximately 1.59 acres (or 17.9 percent) 
would consist of  pervious surfaces (e.g., common area landscaping, open space lawn areas). 

The Proposed Project includes the construction of  an underground storm drain system to capture site 
runoff. Site runoff  would be routed from catch basins in the private streets through underground storm drain 
pipes and out to the existing underground storm drain pipe in Pomona Avenue, near the west-central site 
boundary (see Figure 8). Some site runoff  would also be directed toward Superior Avenue. In addition to the 
catch basins and storm drain pipes, modular wetlands would be placed in certain areas of  the project site (see 
Figure 9). The modular wetlands would collect and filter runoff  from the project site. Other drainage features 
include bioretention areas with underdrains and tree-well catch basins. The large landscape areas proposed 
throughout the site (see Figure 6, Conceptual Site and Landscape Plan) would also provide permeable areas for 
stormwater filtration.  

As required by the City, a Preliminary Hydrology Report was prepared for the Proposed Project (see 
Appendix F). The Preliminary Hydrology Report was prepared in conformance with the hydrological 
procedures and standards in the Orange County Hydrology Manual (OCHM). Following the methodology 
outlined in the OCHM, the report included an analysis of  postdevelopment runoff  from 25- and 100-year 
frequency storm events. As concluded in the report, the onsite storm drain system would be designed and 
constructed to accommodate the existing runoff  from 25- and 100-year frequency storm events. In fact, as 
shown in the report, the amount of  runoff  under both the 25- and 100-year frequency storm events would 
slightly decrease under the proposed conditions. Therefore, drainage from the project site would be 
adequately handled by the Proposed Project’s drainage system. The supporting calculations for the 25- and 
100-year frequency storm events can be found in the Preliminary Hydrology Report (see Appendix F). 

Therefore, development of  the Proposed Project would not substantially alter the existing drainage pattern of  
the site or area, or substantially increase the rate or amount of  runoff  in a manner that would result in 
substantial flooding on- or offsite. Impacts would be less than significant and no mitigation measures are 
necessary. 

e) Create or contribute runoff water which would exceed the capacity of existing or planned storm 
water drainage systems or provide substantial additional sources of polluted runoff? 

Less Than Significant Impact. See responses to Sections 3.9(a) and (d), above. 
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f) Otherwise substantially degrade water quality? 

Less Than Significant Impact. See response to Section 3.9(a), above. 

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard 
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 

No Impact. Flood hazard areas identified on the Federal Emergency Management Agency’s (FEMA) Flood 
Insurance Rate Map (FIRM) are identified as a Special Flood Hazard Area (SFHA). An SFHA is an area that 
will be inundated by a flood event that has a 1 percent chance of  being equaled or exceeded in any given year. 
The 1 percent annual chance flood zone is also referred to as the base flood zone or 100-year flood zone. 

The project site is not in a 100-year flood zone (or SFHA), as indicated on FIRM Map Number 06059C0268J 
(effective December 3, 2009) covering the project area. The project site is in Zone X, an area of  minimal 
flood hazard and outside of  100-year flood zone; Zone X also includes areas that are higher than the 
elevation of  the 0.2 percent annual chance (or 500-year) flood. Per Exhibit SAF-6 (Flood Hazard Area) of  the 
General Plan Safety Element, 100-year flood zones in Costa Mesa lie predominantly within the flood 
channels along the western boundary of  the City. Therefore, development of  the Proposed Project would not 
place people or structures at risk of  flooding in a 100-year flood zone, nor would it place structures in a 100-
year flood zone that would redirect flood flows. No flooding impact would occur and no mitigation measures 
are necessary. 

h) Place within a 100-year flood hazard area structures which would impede or redirect flood flows? 

No Impact. See response to Section 3.9(g), above. 

i) Expose people or structures to a significant risk of loss, injury or death involving flooding, 
including flooding as a result of the failure of a levee or dam? 

No Impact. A small portion of  the City of  Costa Mesa is within the dam inundation area of  the Prado Dam; 
however, that portion is limited to the area closest to Newport Bay (near the western end of  City) and does 
not include the project site. Per Exhibit SAF-5 (Flooding and Seismically Induced Waves) of  the General Plan 
Safety Element, the project site is not in the City’s coastal areas that are subject to coastal storm surges. 
Therefore, project implementation would not expose people or structures to a significant risk involving 
flooding associated with the failure of  a levee or dam, or coastal storm surges. No impacts would occur and 
no mitigation measures are necessary.  

j) Inundation by seiche, tsunami, or mudflow? 

No Impact. The following describes potential impacts to people and structures from seiches, tsunamis, and 
mudflows as a result of  project implementation. As demonstrated below, the Proposed Project would not 
expose people or structures to inundation by seiche, tsunami, or mudflow. 
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Seiche  
A seiche is a surface wave created when an enclosed inland water body is shaken, usually by an earthquake. 
Seiches are of  concern relative to water storage facilities because inundation from a seiche can occur if  the 
wave overflows a containment wall, such as the wall of  a reservoir, water storage tank, dam or other artificial 
body of  water.  

There are no water storage facilities or enclosed bodies of  water on or near the project site that could pose a 
flood hazard to the site due to a seiche or failure of  an aboveground reservoir. Per Exhibit SAF-5 (Flooding 
and Seismically Induced Waves) of  the General Plan Safety Element, the project site is not within an area of  
the City designated as having even a very low potential for flooding from a seiche or tsunami. Therefore, no 
impacts from a seiche would occur and no mitigation measures are necessary.  

Tsunami  
A tsunami is a series of  ocean waves caused by a sudden displacement of  the ocean floor, most often due to 
earthquakes, but can also occur due to a landslide, volcanic eruption, or even by a large meteor hitting the 
ocean. An event such as an earthquake creates a large displacement of  water resulting in a rise or mounding at 
the ocean surface that moves away from this center as a sea wave. Tsunamis generally affect coastal 
communities and low-lying (low-elevation) river valleys in the vicinity of  the coast. Buildings closest to the 
ocean and near sea level are most at jeopardy from a tsunami. 

Based on the current US Geological Survey topographic map, the project site is at an elevation of  88 feet 
above mean sea level, and the site is approximately 1.25 miles inland from the Pacific Ocean. Per Exhibit 
SAF-5 (Flooding and Seismically Induced Waves) of  the General Plan Safety Element, the project site is not 
within an area designated as having a potential for flooding from a seiche or tsunami. Additionally, according 
to the California Geological Survey’s Orange County Tsunami Inundation Maps, the project site is not within 
a tsunami inundation area (CGS 2013). Therefore, no impacts from a tsunami would occur and no mitigation 
measures are necessary.  

Mudflow 
Mudflows (or debris flows) are fluid mass of  rock, earth, and other debris saturated with water and with the 
consistency of  wet cement. Mudflows are characteristic of  steep, scantily vegetated slopes under heavy 
rainfall. They develop when water rapidly accumulates in the ground, such as during heavy rainfall or rapid 
snowmelt, changing the earth into a flowing river or slurry of  mud. Mudflows can move rapidly down slopes 
or through channels and can strike with little or no warning at avalanche speeds.  

The project site and surrounding area are in a fully developed, urbanized area of  the City that is relatively 
level; there are no hillsides, major slopes, or bluffs on or adjacent to the site. Therefore, no impacts from a 
mudflow would occur and no mitigation measures are necessary. 
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3.10 LAND USE AND PLANNING 
a) Physically divide an established community? 

No Impact. The physical division of  an established community typically refers to the construction of  a large 
project or project feature that eliminates a way of  accessing a site or neighborhood, or otherwise reduces 
mobility within an existing neighborhood or community.  

The project site is an infill site in a fully developed, urbanized area of  the City. As shown in Figure 3, Aerial 
Photograph, surrounding land uses consist of  commercial and light industrial uses to the north, south, west, 
and southeast; a live/work project is under construction to the east, abutting the project site (see photo 
location 4a-1 of  Figure 4a, Site Photographs). Primary access for the project site and surrounding land uses 
currently exists and is provided by 17th Street, Pomona Avenue, with secondary access provided to the 
project site by Superior Avenue.  

The Proposed Project would replace existing light industrial and commercial land uses on the project site with 
a mix of  residential lofts and live/work units, which would be connected by an internal network of  private 
streets and pedestrian walkways, including paseos (see Figure 6, Conceptual Site and Landscape Plan). Similar to 
current conditions, the project site would be accessed via access drives off  of  17th Street, Pomona Avenue, 
and Superior Avenue. The Proposed Project would not eliminate or impact existing paths of  vehicular travel 
in the project area. In fact, the Proposed Project includes offsite improvements to 17th Street (provision of  
an additional eastbound travel lane from Pomona Avenue to approximately the northeastern site boundary) 
that would allow more efficient vehicular travel in the project area.  

Additionally, the Proposed Project would improve the public sidewalk along southern portion of  17th Street; 
currently, the public sidewalk starts at the 17th Street/Pomona Avenue intersection and terminates 
approximately 165 west of  the intersection at the existing project site access drive (see Figure 4a, Site 
Photographs). As a part of  the project, a new sidewalk would be constructed along the entire stretch of  the 
17th Street project frontage, thereby connecting the new sidewalk to the existing public sidewalk east of  and 
abutting the project site near the northeastern site boundary (see photo location 4a-1 of  Figure 4a). Upon 
project completion, the public sidewalks would not only continue to serve the project site and surrounding 
communities and land uses, but would allow for more efficient pedestrian travel in the project area.  

Established light industrial and commercial uses surround the project site, as well as a live/work project under 
construction to the east and development of  the Proposed Project would not physically divide any 
communities. The Proposed Project would be developed within the confines of  the project site and would 
not introduce roadways or other infrastructure improvements that would bisect or transect the project site or 
surrounding communities. Access to the surrounding communities would not be interrupted as a result of  the 
project development, because workers, clients/shoppers, and residents do not have to cross the project site to 
access their communities. 

Implementation of  the Proposed Project would create a minor disruption in an existing assemblage of  
nonresidential uses; however, this is not considered a substantial impact for the following reasons: 
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 The integration of  residential lofts and live/work units into this portion of  the City’s Westside Area is 
explicitly allowed and encouraged by the Mesa West Bluffs Urban Plan. 

 Live/work units, which feature three-story buildings similar to those of  the Proposed Project, are 
currently being constructed immediately to the east of  the project site (see photo location 4a-1 of  Figure 
4a), resulting in compatible land uses and a visual continuity between projects rather than an 
uncharacteristic appearance or building form along 17th Street. 

 Like the adjacent live/work project, the Proposed Project includes landscaping and pedestrian amenities 
that would contribute to its beneficial impact on the neighborhood’s visual appearance. 

 The building massing and landscaping throughout the project site would be designed to create a sense of  
cohesiveness on- and offsite along the project site boundaries; the proposed architecture and landscaping, 
although newer than that of  the surrounding land uses, would complement and would not detract from 
the visual character of  the surrounding area. 

 Access between surrounding industrial and commercial uses would not be diminished since no streets 
would be eliminated or reduced. 

In conclusion, implementation of  the Proposed Project would improve, not diminish vehicular access to 
project site, nor would it impede vehicular or pedestrian circulation in the neighborhood. Although the 
Proposed Project would alter the area’s overall land use pattern, it would not divide an established community. 
Therefore, no impact would occur and no mitigation measures are necessary. 

b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction 
over the project (including, but not limited to the general plan, specific plan, local coastal 
program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an 
environmental effect? 

Less Than Significant Impact. Land use regulations applicable to the project site include the Costa Mesa 
General Plan, Mesa West Bluffs Urban Plan, Costa Mesa Zoning Code (Title 13 [Planning, Zoning, and 
Development] of  the City’s Municipal Code), and Airport Environs Land Use Plan for John Wayne Airport. 
The project site is approximately 0.8 mile from the coastal zone; therefore, no local coastal program is 
applicable. 

General Plan 
The City’s General Plan is the primary source of  long-range planning and policy direction, intended to guide 
growth and preserve the quality of  life within the community. The project site is designated Light Industry in 
the City’s General Plan land use map. Per the Land Use Element, the Light Industry designation applies to 
areas intended for a variety of  light and general industrial uses. Allowed uses include small manufacturing and 
service industries, as well as larger industrial operations. However, the Land Use Element also indicates that 
mixed-use development, and live-work units in particular, may be appropriate in industrial areas if  planned 
for in an adopted urban plan. 
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Mixed-use development projects are intended to provide additional housing opportunities in the City (such as 
the Westside) by combining residential and nonresidential uses in an integrated development. As stated in the 
General Plan Land Use Element, mixed-use development is required to be implemented through an adopted 
urban plan and identified on the City’s Zoning Map by designating either the CL, C1 and/or C2 base zoning 
districts with the mixed-use overlay district. The mix of  uses can be either vertical or horizontal, up to four 
stories in height. Product types are required to be identified in the applicable urban plan and may include 
live/work units and commercial/residential units where the residential uses are located above or adjacent to 
the nonresidential component. Nonresidential uses may include office, retail, business services, personal 
service, public spaces and uses, and other community amenities. 

The General Plan Land Use Element identifies the Mixed-Use Overlay Zoning District as a compatible 
zoning district in the Light Industrial land use designation. Therefore, the City’s General Plan allows mixed-
use development and residential development within a mixed-use overlay zone. The project site is in the City’s 
Mesa West Bluffs Urban Plan, which includes a Live/Work Lofts or Residential Overlay Zone over the site. 
Redevelopment of  the project site involves the conversion of  existing light industrial and commercial uses 
into a mixed-use development consisting of  a mix of  residential lofts and live/work units; therefore, the 
Proposed Project’s land use would be consistent with the City’s General Plan. 

The General Plan Land Use Element also includes goals, policies, and objectives that address growth, 
development, and land use compatibility in the City. Table 8, below, provides an analysis of  the Proposed 
Project’s consistency with specific goals, policies, and objectives of  the Land Use Element. Although the 
Land Use Element contains goals, policies, and objectives beyond those outlined in Table 8, they are generally 
applicable at the Citywide level and not to individual development projects. Because of  the expansive nature 
of  the City’s General Plan, it cannot be expected that every goal and objective would apply to each 
development project. The analysis provided in Table 8 focuses on the issues that are relevant. As 
demonstrated in Table 8, the Proposed Project would be consistent with the specific goals, policies, and 
objectives of  the Land Use Element applicable to the Proposed Project, and would not conflict with the 
City’s General Plan. 
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Table 8 Consistency with General Plan Land Use Element Goals and Policies 
Goals and Policies Consistency 

Goal LU-1: It is the goal of the City of Costa Mesa to provide its 
citizens with a balanced community of residential, commercial, 
industrial, recreational, and institutional uses to satisfy the needs of the 
social and economic segments of the population and to retain the 
residential character of the City; to meet the competing demands for 
alternative developments within each land use classification within 
reasonable land use intensity limits; and, to ensure the long term 
viability and productivity of the community’s natural and man-made 
environments for industrial and commercial uses.  

The Proposed Project maintains a balance of land uses in the 
Westside area of Costa Mesa by adding residential lofts and 
live/work units in a jobs-rich area. Live/work units, in particular, 
represent the epitome of balanced land use by allowing residents 
to live and work in the same location. Additionally, residential 
lofts offer and open or flexible floor plan designed to 
accommodate a variety of activities in a single housekeeping 
unit, including but not limited to living, sleeping, food preparation, 
entertaining, and work spaces. The Proposed Project meets a 
need for nontraditional housing types and fits into the existing 
character of its surroundings. 

Objective LU-1A: Establish and maintain a balance of land uses 
throughout the community to preserve the residential character of the 
City at a level no greater than can be supported by the infrastructure.  

See response to Goal LU-1. Additionally, the project site is 
already served by adequate infrastructure, including roads, 
water, wastewater, electricity, and telecommunication. Although 
some improvements to existing infrastructure would be required 
(see Sections 1.4.3, Access, Circulation and Parking 
Improvements, and 1.4.4, Infrastructure Improvements, for a 
detailed discussion of the infrastructure improvements that would 
be undertaken under the Proposed Project), major upsizing of 
infrastructure would not be required. 

Objective LU-1B: Ensure the long term productivity and viability of the 
community’s economic base. 

The Proposed Project would diversify and strengthen the City’s 
economic base by creating opportunities for growth in small 
businesses, as both the residential lofts and live/work units would 
offer residents an opportunity to establish a home-based 
business. 

Goal LU-2: It is the goal of the City of Costa Mesa to establish 
development policies that will create and maintain an aesthetically 
pleasing and functional environment and minimize impacts on existing 
physical and social resources.  

The Proposed Project implements City policies relating to 
aesthetics and high quality design, including those that 
encourage installation of landscaping that softens the visual 
impact of building exteriors; the use of materials and colors that 
create visual interest; and the creation of linked, intimately-
scaled, and pedestrian-friendly outdoor spaces. The project’s 
Modern Contemporary design reflects that of similar projects 
recently completed or under construction in the Westside area of 
the City and is harmonious with the range of land uses 
surrounding the project site.  

Objective LU-2A: Encourage new development and redevelopment to 
improve and maintain the quality of the environment.  

See response to Goal LU-2. Additionally, the Proposed Project 
includes redevelopment of a site that currently houses light 
industrial and commercial uses. Implementation of the Proposed 
Project would increase green space on the project site over 
existing conditions. It would also increase the site’s percentage 
of impervious surfaces, improving onsite hydrology. Indirect 
environmental benefits of the project include the opportunity for 
reduced commuting (and associated greenhouse gas emissions) 
by residents who can live and work in the same unit. 
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Mesa West Bluffs Urban Plan 
The project site lies within the southeastern portion of  the Mesa West Bluffs Urban Plan, which applies a 
Live/Work Lofts or Residential Overlay Zone over the entire plan area. The overlay zone applies zoning 
provisions (e.g., permitted uses, development standards) and allows mixed-use and residential development 
opportunities for properties within the Mesa West Bluffs Urban Plan area. In July 2009, the City amended the 
Mesa West Bluffs Urban Plan and added additional objectives to encourage a variety of  quality mixed uses, 
including live/work units. 

As described in Section 1.4.7, Project Entitlements, the Proposed Project includes a set of  entitlements that 
deviate from development standards in the Mesa West Bluffs Urban Plan: 

 Interior Garage Dimensions. Minimum 20 by 20 feet dimension required; 19 by 20 feet proposed. 

 Minimum Building Separation. Minimum 10 feet between buildings required; 6 feet proposed. 

 FAR. Only applies to live/work, with a maximum permitted FAR of  1.0 (can be up to 1.25 FAR subject 
to findings); 0.68 proposed for the detached live/work units and 1.15 FAR proposed for the attached 
live/work units.  

Pursuant to the Mesa West Bluffs Urban Plan, deviations from development standards may be approved 
through the Master Plan approval process provided that certain findings are made. Upon approval of  the 
proposed Master Plan, the Proposed Project would be in compliance with the Mesa West Bluffs Urban Plan. 
Table 9 provides an analysis of  the Proposed Project’s consistency with specific development standards in the 
Mesa West Bluffs Urban Plan. 

Table 9 Consistency with Live/Work Development Standards in Mesa West Bluffs Urban Plan 
Goals and Policies Proposed Project Consistent? 

Size and Mass of Buildings 

Maximum building height: 4 stories/60 feet 
3 stories/40 feet (includes roof 

decks for all residential lofts and 
live/work units) 

Yes 

Maximum floor area ratio (FAR): 1.0 FAR 1.15 FAR 

Not as currently proposed; however, 
the Mesa West Bluffs Urban Plan 
allows 1.0 to 1.25 FAR if certain 

findings made (findings discussion 
provided below) and in conjunction 
with the approval of a Master Plan 

Minimum size of work space: 250 square feet  257 to 291 square feet Yes 
Maximum lot coverage: 90%  71% Yes 
Minimum open space: 10%  29% Yes 
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Table 9 Consistency with Live/Work Development Standards in Mesa West Bluffs Urban Plan 
Goals and Policies Proposed Project Consistent? 

Setbacks 

Distance between buildings: 10 feet 6 feet 

Not as currently proposed; however, 
the Mesa West Bluffs Urban Plan 
allows deviations such as 6 feet if 
certain findings are made (findings 
discussion provided below) and in 
conjunction with the approval of a 

Master Plan 
Front build-to line at public street: 10 feet 10 feet Yes 
Minimum side setback (interior): 0 feet 0 feet Yes 
Minimum side setback (abutting a public street): 10 feet at 
Pomona Ave. 10 feet at Pomona Ave. Yes 

Minimum side setback (abutting a publicly-dedicated alley): 5 
feet N/A Yes 

Minimum side setback (abutting a residential zone):  N/A Yes 
Minimum rear setback (abutting a public street): 10 feet N/A Yes 
Minimum rear setback (abutting residential zone): 20 feet N/A Yes 
Minimum rear setback (abutting all other rear property lines): 
0 feet 12 feet Yes 

Parking 

Garage dimensions: 20 feet x 20 feet 20 feet x 19 feet 

Not as currently proposed; however, 
the Mesa West Bluffs Urban Plan 
allows deviations such as garage 

dimensions of 19 by 20 feet if 
certain findings are made (findings 
discussion provided below) and in 
conjunction with the approval of a 

Master Plan 
Tenant parking (live/work units): 1.5 
spaces/unit (1,000-2,000 square 
foot units)  

196.5 
spaces 

508 total 
spaces 
required 

508 total spaces (378 covered and 
130 uncovered) 

Yes/No; the Proposed Project 
provides the required total number 
of spaces (508), but 66 fewer open 
guest spaces than the 196 required. 
Reduction of the open guest spaces 

would be considered under the 
deviations per the Mesa West Bluffs 
Urban Plan. The 66 spaces would 

be provided in garages. 

Guest parking (live/work units): 1.5 
spaces/unit 

196.5 
spaces 

Resident parking (non-live/work 
units): 2.0 spaces/unit 

92.0 
spaces 

Guest parking (non-live/work units): 
0.5 spaces/unit 

23.0 
spaces 

 

As shown in Table 9, the Proposed Project would require deviations from adopted development standards, as 
detailed above. As stated in the Mesa West Bluffs Urban Plan, pursuant to Section 13-83.529.d (Deviation 
From Development Standards) of  the City’s Municipal Code, a deviation from mixed-use development 
standards may be approved through the Master Plan process provided that the following finding are made: 

 The strict interpretation and application of  the mixed-use overlay district's development standards would 
result in practical difficulty inconsistent with the purpose and intent of  the General Plan and Urban Plan, 
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while the deviation to the regulation allows for a development that better achieves the purpose and intent 
of  the General Plan and Urban Plan. 
• Finding: The strict interpretation and application of  the required minimum garage dimensions, 

minimum building separations, and maximum live/work FAR would result in a practical difficulty 
inconsistent with the purpose and intent of  the City’s General Plan and Mesa West Bluffs Urban 
Plan. For example, providing increased building separations (10 feet minimum as required in the 
Mesa West Bluffs Urban Plan) would result in an overall reduction of  the number of  onsite parking 
spaces, as well as the amount of  usable common open space throughout the project site. In contrast, 
the reduced building separation proposed (6 feet) would permit the Proposed Project to both meet 
the provision of  the required number of  onsite parking spaces, as well as also provide additional 
common open space for the use and enjoyment of  the future project residents. Additionally, the 
slight decrease and smaller interior garage dimensions would not prevent residents from parking two 
vehicles within their garages and would still permit two vehicles too safely and adequately access the 
garage spaces without causing damage to the vehicles or interior walls of  the garages. Furthermore, 
although the Proposed Project provides for a greater FAR (1.15 FAR) for the attached live/work 
units, the combined FAR of  the attached and detached live/work units would not exceed the 
maximum 1.0 FAR permitted. Therefore, the proposed deviations would allow for a development 
project that better achieves the purposes and intent of  the City’s General Plan and Mesa West Bluffs 
Urban Plan. The requested deviations would not only be compatible with the surrounding land uses 
and others in the West side area of  the City (which include live/work projects), but also 
complimentary to. 

 The granting of  the deviation results in a mixed-use development which exhibits excellence in design, site 
planning, integration of  uses and structures and compatibility standards for residential development. 
• Finding: The Mesa West Bluffs Urban Plan envisions and encourages modern architecture and infill 

mixed-use development that will be complimentary to the urban setting of  the properties within the 
plan area, which includes the project site. As shown in Figures 6, Conceptual Site and Landscape Plan, 7a,  
A-Plex Elevations: Live/Work, and 7b, B-Plex Elevations: Lofts, the Proposed Project exhibits an 
excellence in site planning and building design. For example, Figures 6 illustrates how the mix of  
residential lofts and live/work units and the various open space and recreation components would be 
integrated into and laid out throughout the project site in a manner that would help create a distinct, 
but unified development. As shown in Figures 7a and 7b, the variety of  building elevations, materials 
and colors, and staggering of  massing would help diminish the boxy design appearance and help 
create variation. As also discussed in detail in Section 3.1, Aesthetics, the project’s Modern 
Contemporary style would be largely compatible with surrounding nonresidential uses. Specifically, it 
would be compatible because it emphasizes clean lines, simple building massing, flat roofs, regularly 
spaced glazing (i.e., windows and doors), and the absence of  extraneous ornamentation. It would also 
be compatible with and complement the Modern Contemporary style of  the live/work project to the 
east, and it would be compatible with and complementary to the styles of  other similar mixed-use 
projects (existing or under construction) in the Westside area of  the City. Project implementation 
would enhance the character of  the project site and surrounding area through quality architectural 
design in place of  older, single-story light-industrial buildings and structures that lack any unifying 
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architectural style. The overall architectural design promotes excellence and compatibility. The 
Proposed Project’s Modern Contemporary style would also enhance the 17th Street and Pomona 
Avenue street view, and potentially evoke new and similar development in the project area. 

 The granting of  a deviation will not be detrimental to the public health, safety, or welfare, or materially 
injurious to properties or improvements in the vicinity. 
• Finding: None of  the project-related deviations proposed (garage dimension reduction, building 

separation reduction, and live/work FAR increase) would result in an impact to the public health, 
safety, or welfare of  any of  the surrounding light industrial, commercial, or live/work uses or 
properties. For example, the reduction in garage dimensions or building separation would have no 
bearing on the use and enjoyment of  the adjacent live/work units to the east, as these deviations are 
proposed solely for development of  the Proposed Project and their implementation would be 
confined solely within the project site’s boundary. As also demonstrated in the various environmental 
topical sections of  this Initial Study, the Proposed Project would not result in a significant 
environmental impact, with a few topical areas (e.g., cultural resources, hazards and hazardous 
materials, noise) requiring the application of  mitigation measures to reduce impacts to a level of  less 
than significant. However, none of  the mitigation measures are a result of  or needed to mitigate the 
impacts of  the deviations proposed. Furthermore, the Proposed Project would be required to 
comply with all applicable building and fire safety standards and regulations, thereby ensuring that no 
adverse impact to the public health, safety, or welfare is created as a result of  project development. 

By introducing high-quality and context-sensitive live/work units into the plan area on a site currently used 
for light industrial and commercial uses and approval of  the Master Plan, the Proposed Project would be 
consistent with the overall intent of  the Mesa West Bluffs Urban Plan, and thereby, consistent with the City’s 
General Plan. Additionally, any future businesses of  the live/work units and residential lofts would be subject 
to the City’s business license review process, upon a formal request for a permit to operate. The City’s 
development review process would include verification of  land use compatibility compliance in accordance 
with the Mesa West Bluffs Urban Plan standards.  

Furthermore, the Land Use Matrix of  the Mesa West Bluffs Urban Plan provides a distinct listing of  
allowable uses that is customized for mixed-use development projects; thereby minimizing the exposure of  
future residents to potential impacts. For example, uses permitted by right in a mixed-use development are 
considered compatible with residential uses on the same development site.  

Finally, the project site is in a mature commercial/industrial area of  the City. The surrounding commercial 
and light industrial businesses (e.g., electronics, sportswear, custom vehicles, window tinting, upholstery, 
computer repair; see Figure 3, Aerial Photograph) may handle or require disposal of  hazardous materials in 
reportable quantities. However, Standard Condition SC 3.1-2 requires notification to future residential loft 
and live/work unit buyers that the project site is in an area designated Light Industry and subject to existing 
and potential issues associated with industrial land uses. 
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Zoning Code 
The City of  Costa Mesa Municipal Code establishes the basic zoning regulations under which land is 
developed and utilized and by which the Costa Mesa General Plan is systematically implemented. The City’s 
Municipal Code consists of  regulatory, penal, and administrative ordinances of  Costa Mesa. It is the method 
the City uses to implement control of  land uses, in accordance with the City’s General Plan goals and policies. 
The City’s Zoning Code is found in Title 13 (Planning, Zoning, and Development) of  the City’s Municipal 
Code.  

The project site is zoned MG (General Industrial) on the City’s Zoning Map. The MG district is intended for 
a variety of  industrial areas that contain a wide range of  light and general industrial activities, including but 
not limited to artist studios, computer and data processing, wholesale distribution, manufacturing, and 
furniture repair. Additionally, the project site is in the Mesa West Bluffs Urban Plan, which has a Live/Work 
Lofts or Residential Overlay Zone over the project site. Upon activation of  the proposed Master Plan, the 
underlying zoning district would be superseded by the zoning regulations of  the Mesa West Bluffs Urban 
Plan, which are discussed above. As noted above, upon approval of  the proposed Master Plan, the Proposed 
Project would be in compliance with the Mesa West Bluffs Urban Plan, and thereby, consistent with the City’s 
Zoning Code.  

Compatibility with Surrounding Land Uses 
As a mixed-use development in a mature industrial area of  the City, the Project’s compatibility with the 
surrounding area must be evaluated. As shows in Figure 3, Aerial Photograph, the project site is in a fully 
developed, urbanized area of  the City; surrounding land uses consist of  commercial and light industrial uses 
to the north, south, west, and southeast, and live/work units under construction to the east. The Proposed 
Project would introduce a mixed-use development into an industrial area of  the City, adding new height and 
scale to the surrounding community. Land use compatibility issues related to aesthetics, air quality/odors, 
hazardous materials, and noise may occur between sensitive land uses and existing industrial businesses 
operations and activities in a mature industrial area.  

As demonstrated in the analysis of  Sections 3.1 (Aesthetics), 3.3 (Air Quality), 3.8 (Hazards and Hazardous 
Materials), and 3.12 (Noise), respectively, impacts associated with these environmental issues would be 
reduced to a level of  less than significant following compliance with the established regulations, the City’s 
standard conditions, and specified mitigation measures. For example, Standard Condition SC 3.1-2 requires 
notification to buyers that the project is located within an area designated as Light Industry and subject to 
existing and potential annoyances/inconveniences (such as noise and odors) associated with industrial land 
uses. Additionally, the Proposed Project would introduce residential lofts and live/work units in an area that 
features similar uses; as shown in Figure 3, Aerial Photograph, and photo location 4a-1 of  Figure 4a, Site 
Photographs, a live/work project is under construction to the east, abutting the project site. Therefore, the 
Proposed Project would not be incompatible with the surrounding land uses. 

Conclusion 
Overall, the Proposed Project would be consistent with the intent of  the City’s General Plan and Mesa West 
Bluffs Urban Plan, and meets the purpose and intent of  the Live/Work Lofts or Residential Overlay Zone. 
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Although entitlements associated with approval of  the Proposed Project include deviations from adopted 
development standards of  the Mesa West Bluffs Urban Plan, these are considered minor and do not include 
regulations adopted for the purpose of  avoiding or mitigating an environmental effect. Additionally, the Mesa 
West Bluffs Urban Plan explicitly states that deviations from the plan’s development standards may be 
approved through the Master Plan process, provided that specific findings are made pursuant to the City’s 
Municipal Code. Furthermore, as concluded throughout this Initial Study, the future project residents would 
not experience excessive noise, odors, vibration, light and glare, or toxic emanations. Therefore, land use and 
planning impacts would be less than significant and no mitigation measures are necessary. 

Standard Conditions 
Refer to Standard Condition SC 3.1-2 above, which applies here. 

c) Conflict with any applicable habitat conservation plan or natural community conservation plan? 

No Impact. The project site does not lie within an adopted habitat conservation plan, natural community 
conservation plan, or other approved local, regional, or state habitat conservation plan. Therefore, no impact 
to any such plans would occur as a result of  project implementation and no mitigation measures are 
necessary. 

3.11 MINERAL RESOURCES 
a) Result in the loss of availability of a known mineral resource that would be a value to the region 

and the residents of the state? 

No Impact. The project site is located in Mineral Resource Zone 3 (MRZ-3), as designated by the California 
Geological Survey, meaning that the area contains mineral deposits the significance of  which cannot be 
evaluated from available data (CGS 1994). No locally important mineral resource recovery sites are on or near 
the project site. The project site is developed with light industrial uses and does not support mineral 
extraction operations. Mining would also be incompatible with the live/work project under construction to 
the east, abutting the project site (see Figure 3, Aerial Photograph) and is not a permitted use under the zoning 
designation of  the project site. Therefore, the Proposed Project would not cause a loss of  availability of  
mineral resources of  known value to the region or state, nor would it result in the loss of  availability of  a 
locally important mineral resource recovery site. No impact to mineral resources would occur and no 
mitigation measures are necessary. 

b) Result in the loss of availability of a locally important mineral resource recovery site delineated 
on a local general plan, specific plan or other land use plan? 

No Impact. See response to Section 3.11(a), above. 

3.12 NOISE  
Noise is defined as unwanted sound, and is known to have several adverse effects on people, including 
hearing loss, speech and sleep interference, physiological responses, and annoyance. Based on these known 
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adverse effects of  noise, the federal government, State of  California, and City of  Costa Mesa have established 
criteria to protect public health and safety and to prevent disruption of  certain human activities. The analysis 
in this section is based partly on the following technical studies, which are included as Appendices to this 
Initial Study: 

 Exterior Façade Acoustical Design Report, Veneklasen Associates. February 27, 2015. (Appendix Ha) 

 CEQA Noise Report, by Veneklasen Associates, March 02, 2015. (Appendix Hb) 

Terminology and Noise Descriptors 
The following are brief  definitions of  terminology used in this section: 

 Decibel (dB). A unitless measure of  sound that is calculated on a logarithmic scale. The calculations 
involve the squared ratio of  sound pressure amplitude to a reference pressure amplitude. The reference 
pressure is 20 micropascals. 

 A-Weighted Decibel (dBA). An overall frequency-weighted sound level in decibels that approximates 
the frequency response of  the human ear. 

 Equivalent Continuous Noise Level (Leq). The mean of  the noise level, energy-averaged over the 
measurement period; regarded as an average level. 

 Community Noise Equivalent Level (CNEL). The energy average of  the A-weighted sound levels 
occurring during a 24-hour period with 5 dB added to the sound levels occurring during the period from 
7:00 PM to 10:00 PM and 10 dB added to the sound levels occurring during the period from 10:00 PM to 
7:00 AM. For general community/ environmental noise, CNEL and Ldn values rarely differ by more than 
1 dB. As a matter of  practice, Ldn and CNEL values are considered to be equivalent and interchangeable.  

 Sensitive Receptor. Noise- and vibration-sensitive receptors include land uses where quiet environments 
are necessary for enjoyment and public health and safety. Residences, schools, motels and hotels, libraries, 
religious institutions, hospitals, and nursing homes are examples. Commercial Retail and Industrial uses 
are not considered noise-sensitive. 

 Vibration Decibel (VdB). A unitless measure of  vibration that is calculated on a logarithmic scale. The 
calculations involve the squared ratio of  vibration velocity amplitude to a reference velocity amplitude. 
The reference velocity is 1 micro-inch/second. 

Additional noise and vibration terms and definitions are included in the CEQA Noise Report in Appendix 
Hb. 

Existing Noise Environment 
The primary noise sources within the vicinity of  the project site are from traffic on 17th Street to the north, 
Pomona Avenue to the west, Superior Avenue to the southeast, and the operation of  surrounding commercial 
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and light industrial uses. The nearest noise-sensitive uses are residents of  the live/work project that is under 
construction to the east, abutting the project site (see photo location 4a-1 of  Figure 4a, Site Photographs). 
Although still under construction, some of  the completed live/work units are occupied by residents.  

Existing ambient daytime noise levels were measured at three locations within the project site to evaluate the 
noise impacts from traffic on 17th Street, Pomona Avenue, and Superior Avenue and operational noise from 
the surrounding commercial and light industrial uses. Figure 15, Westside Gateway Project Site and Noise 
Monitoring Locations, shows the noise level measurement locations. The measurements were taken on 
December 18, 2014, by Veneklasen Associates, Inc. as a part of  the CEQA Noise Report prepared for the 
Proposed Project. Additional technical details related to the measurement procedures and results are included 
in the Exterior Façade Acoustical Design Report provided in Appendix Ha. The average noise levels are 
shown in Table 10, Existing Ambient Monitored Noise Levels.  

Table 10 Existing Ambient Monitored Noise Levels 

Measurement Traffic Noise Source Start Time End Time 
Noise Level 
 (dBA Leq) 

Noise Level  
(dBA CNEL) 

Pos 1 17th Street and Pomona Avenue 2:58 PM 3:15 PM 72 74 
Pos 2 17th Street 1:59 PM 2:15 PM 71 73 
Pos 3 Pomona Avenue 11:52 AM 12:10 PM 64 66 
Pos 4 Superior Avenue 2:41 PM 2:52 PM 62 64 
Pos 5 17th Street and Superior Avenue 1:10 PM 1:22 PM 56 58 

Source: Veneklasen Associates 2015. 
 

Table 10 shows that the project site is exposed to noise levels that range from 56 to 72 dBA Leq. According 
to Section 2.2.3 of  the Caltrans Technical Noise Supplement (TeNS), prepared November 2009, the CNEL 
values are generally within ±2 dB of  the measured peak-hour Leq. Based on the worst-case Leq to CNEL 
conversion, the existing noise level at the project site would range from 58 dB CNEL to 74 dB CNEL.  

Thresholds of Significance 
The analysis of  noise impacts considers project-related construction phase noise, as defined by the City of  
Costa Mesa, State of  California, and the Federal Transit Administration (FTA). The Proposed Project would 
have a significant adverse noise impact if  it would result in any of  the following: 

Noise 

 Section 13-279 (Exceptions for Construction) of  the City’s Municipal Code, exempts noise sources 
associated with construction provided said activities take place between 7:00 AM and 7:00 PM Monday 
through Friday or between 9:00 AM and 6:00 PM on Saturdays, and provided required permits have been 
obtained. Construction is prohibited on Sundays and federal holidays. The potential for construction 
noise impacts to be objectionable depends on this time-of-day factor, as well as on the magnitude of  
noise generated by the construction equipment, the frequency of  noise sources occurring during the day, 
and the total duration of  construction activities.  



W E S T S I D E  G A T E W A Y  P R O J E C T  I N I T I A L  S T U D Y  
C I T Y  O F  C O S T A  M E S A  

3. Environmental Analysis 

April 2015 Page 149 

 The Noise Element of  the City’s General Plan includes the state’s guidelines for acceptable noise levels 
by land use. For single- and multi-family residential with patios and balconies six-feet deep or more, the 
exterior noise standard is 65 dB CNEL, and the interior noise standard is 45 dB CNEL.  

 A minimum 3 dB change in noise levels is necessary for a typical person to discern a change in noise 
levels. For purposes of  this CEQA evaluation, then, a substantial increase in ambient noise levels would 
occur when the project causes an increase in the ambient noise levels by 3 dBA or more and when 
ambient noise levels under with-project conditions exceed 65 dBA CNEL.  

 Exposure of  persons to or generation of  noise levels in excess of  the standards established in the City’s 
General Plan or Noise Ordinance. 

Groundborne Vibration 

 Based on the FTA Noise and Vibration Impact Guidelines (FTA 2006), the worst-case building threshold 
at which project-related construction activities that would generate vibration that are strong enough to 
cause vibration-induced architectural damage to existing, offsite sensitive receptors is 0.200 peak particle 
velocity (PPV) in inches per second (in/sec). 

 The FTA standard for vibration annoyance is 78 VdB for residential uses and 84 VdB for office uses. 
Human annoyance occurs when construction vibration rises significantly above the threshold for 
extended periods of  time. 

a) Exposure of persons to or generation of noise levels in excess of standards established in the 
local general plan or noise ordinance, or applicable standards of other agencies? 

Less Than Significant Impact With Mitigation Incorporated. The Proposed Project includes the 
development of  a mix of  residential lofts and live/work units. The following describes changes to the noise 
environment associated with the Proposed Project and noise sources affecting the future project residents.  

Mobile-Source Noise Impacts 
The Proposed Project would generate noise associated with additional vehicles traveling to and from the 
project site on local roadways. Traffic noise was evaluated for Existing and Existing Plus Project conditions in 
the CEQA Noise Report prepared by Veneklassen Associates (see Appendix Hb). The Proposed Project’s 
impact is determined by analysis of  offsite traffic noise increases. Specific parameters and methodologies to 
calculate traffic noise levels are included in Section 3.4.1 (Increase Due to Project Traffic) of  the CEQA 
Noise Report (see Appendix Hb). 

Table 11 compares the noise levels of  each roadway segment with and without the Proposed Project for 
existing conditions. As shown in the table, traffic noise increases due to the Proposed Project ranges from 0.0 
to 0.1 dBA under existing conditions. An increase of  less than 3 dB CNEL is generally not noticeable and is 
not considered to be significant. Consequently, noise impacts generated by project-related traffic would be 
less than significant and no mitigation measures are necessary.  
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Table 11 Project-Related Traffic Noise Level Increases 

Receptors along Segment 
Existing  

(dBA CNEL) 
Existing + Project  

(dBA CNEL) 
Increase in 
Noise Level 

Significant 
Impact? 

Pomona Avenue 63.6 63.6 0.0 No 
17th Street 70.9 70.9 0.0 No 

Superior Avenue 72.5 72.5 0.0 No 
Pos 1 73.8 73.8 0.0 No 
Pos 2 73.4 73.4 0.0 No 
Pos 3 66.5 66.5 0.0 No 
Pos 4 63.4 63.5 0.1 No 
Pos 5 60.3 60.3 0.0 No 

Source: Veneklasen Associates 2015. 

 

Stationary-Source Noise Impacts 
Stationary (non-transportation) noise sources associated with the proposed residential lofts and live/work 
units would include mechanical equipment, including air conditioning outdoor condensing units. Based on 
published sound power data for units of  typical residential size, the noise level would be less than 50 dBA at a 
distance of  30 feet from the equipment. Therefore, the residential lofts and live/work units would not exceed 
the City’s noise standards at distances of  30 feet or more. Surrounding commercial and light industrial uses 
are not noise-sensitive uses and would not be affected by noise produced by condensing units.  

Onsite measurements (see Table 10, Existing Ambient Monitored Noise Levels) indicate that ambient noise levels 
at the project site boundaries are higher than 50 dBA. The only noise-sensitive uses in the project vicinity are 
the live/work units currently under construction to the east (see photo location 4a-1 of  Figure 4a, Site 
Photographs). However, due to the 50-foot buffer between the Proposed Project’s live/work units and the 
live/work units to the east, the fact that the adjacent live/work units also include condensing units that 
generate noise, and the existing ambient noise levels that are higher than 50 dBA (see Table 10), the 
condensing units of  the proposed residential lofts and live/work units would not increase ambient noise 
levels at offsite sensitive receptors. On the adjacent live/work site under construction, the 50-foot buffer 
includes a 25-foot-wide drive aisle and an 18-foot-deep row of  parking spaces. On the project site, the buffer 
includes a linear paseo with a walkway, landscaping, and front patios of  the live/work units.  

Therefore, the Proposed Project would not significantly impact any uses in the project vicinity and no 
mitigation measures are necessary.  

Exterior Noise 
The Proposed Project would be subject to traffic noise from 17th Street, Pomona Avenue, and Superior 
Avenue. Due to distance and existing light industrial and commercial buildings that lie to the east and south 
of  the Project Site, the site is shielded from noise from Superior Avenue. The traffic on 17th Street and 
Pomona will be the dominant roadway noise sources at the project site. 
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Table 1 – Measured Sound Levels 

Location  Time Noise Source 
Exterior Sound Level, dBA 

Leq Lmax L1 L10 L50 CNEL 

Position 1 2:58pm-3:15pm 17th Street/ 
Pomona Avenue 72 92 83 74 69 74 

Position 2 1:59pm-2:15pm 17th Street 71 90 81 74 68 73 
Position 3 11:52am-12:10pm Pomona Avenue 64 84 76 68 55 66 
Position 4 2:41pm-2:52pm Superior Avenue 62 74 69 65 60 64 

Position 5 1:10pm-1:22pm 17th Street/ 
Superior Avenue 56 69 63 59 55 58 

 
Figure 1 – Aerial View of Project Site Showing Measurement Locations 

 
 

3.2 Computer Modeling 

VA has utilized the Traffic Noise Model computer software program developed by the FHWA (Federal 
Highway Administration) in order to predict vehicular noise levels at various locations.  The primary 
purpose of the computer model was to determine how the noise environment will change due to 
traffic and site changes.  Modeling parameters are shown in Appendix I.  

Current and future traffic conditions were obtained from the Traffic Impact Analysis Report by 
ArgoTech, dated December 9, 2014.   

3.3 Overall Exterior Exposure 
 
Based on our measurements, the computer model, and the project site plan provided by the Client, 
VA calculated the noise levels at various locations within the project site.  The predicted levels at the 
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Source: Veneklasen Associates, 2015

Figure 15 - Westside Gateway Project Site and Noise Monitoring Locations
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The Noise Element of  the City’s General Plan includes the state’s standards for acceptable noise levels by 
land use. The exterior noise standard for residential multi-family uses is 65 dB CNEL, applicable for patios 
and balconies greater than 6 feet. Based on the measurements and the traffic noise model utilized to estimate 
noise levels to the project site, the northern live/work units facing 17th Street would experience noise levels 
up to 71 dBA CNEL, and the western live/work units facing Pomona Avenue would experience noise levels 
ranging from 62 to 64 dBA CNEL. A review of  the architectural plans concludes that all balconies and patios 
would have a depth of  up to 6 feet, which makes them exempt from the City’s 65 dBA CNEL exterior noise 
level standard. Additionally, all outdoor common open space and recreation areas are located in the center of  
the site (see Figure 6, Conceptual Site and Landscape Plan) at distances over 300 feet from Pomona Avenue and 
17th Street, and shielded from traffic noise on these adjacent streets. Therefore, the Proposed Project’s 
exterior living and common areas would not exceed the noise level standards outlined in the City’s General 
Plan Noise Element. Impacts would be less than significant and no mitigation measures are necessary.  

Interior Noise 
The Noise Element of  the City’s General Plan, as well as the 2013 California Building Code (CBC), specify an 
interior noise standard of  45 dB CNEL for single- and multi-family residential land use. The interior noise 
standard is required to be satisfied with windows in the closed position and mechanical ventilation shall be 
provided per Uniform Building Code requirements.  

To comply with the interior noise standard, the proposed residential lofts and live/work units must provide 
sufficient exterior to interior noise attenuation to reduce the interior noise exposure to acceptable levels. The 
worst-case future exterior noise levels at the residences adjacent to 17th Street were calculated to be as high as 
71 dBA CNEL. This means that the homes and buildings must provide at least 26 dB of  exterior to interior 
noise reduction with windows closed. The acoustical report prepared by Veneklasen Associates, Inc. (See 
Appendix Ha) calculated exterior-to-interior noise reduction for the units facing 17th Street and Pomona 
Avenue. To meet the required 45 dBA CNEL, upgraded windows would be required to be provided for all 
units facing 17th Street and Pomona Avenue. Mitigation Measure N-1 would require upgraded windows with 
a Sound Transmission Class (STC) rating 33 for live/work units facing 17th Street, and upgraded windows 
with a STC rating 30 for all units facing Pomona Avenue.  

In addition, a mechanical ventilation system would be required to allow for a closed windows condition for all 
live/work units facing 17th Street and Pomona Avenue. As outlined in Mitigation Measure N-2, the 
mechanical ventilation system would be required to provide adequate ventilation with windows closed per the 
2013 California Building and Mechanical Code, as well as the American Society of  Heating, Refrigerating and 
Air-Conditioning Engineers (ASHRAE). This mitigation measure also requires that the ventilation system 
selected not compromise the outdoor-to-indoor noise attenuation of  the structure. Figure 16, Noise Mitigation 
Measures, summarizes the mitigation measures required to meet the City of  Costa Mesa noise standards. With 
implementation of  Mitigation Measures N-1 and N-2, all residential lofts and live/work units would meet the 
45 dBA CNEL interior noise standard and the roadway noise impact would be less than significant. 
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Mitigation Measures 
N-1 Prior to the issuance of  building permits, the project applicant shall demonstrate that the 

following sound-attenuation measures have been incorporated: upgraded windows with a 
Sound Transmission Class (STC) rating 33 or higher for all units facing 17th Street, and 
upgraded windows with an STC rating 30 or higher for all units facing Pomona Street. 

N-2 Prior to the issuance of  building permits, the project applicant shall demonstrate that 
adequate ventilation with windows closed have been provided for each residential loft and 
live/work unit per the 2013 California Building and Mechanical Code, as well as the 
American Society of  Heating, Refrigerating and Air-Conditioning Engineers (ASHRAE). 
The ventilation system selected shall not compromise the outdoor-to-indoor noise 
attenuation of  the structure.  

b) Exposure of persons to or generation of excessive groundborne vibration or groundborne noise 
levels? 

Less Than Significant Impact With Mitigation Incorporated. Project-related construction activities can 
generate varying degrees of  ground vibration, depending on the construction procedures, the equipment 
used, and the proximity to vibration-sensitive uses. Construction equipment generates vibrations that spread 
through the ground and diminish in amplitude with distance from the source. The effect on buildings near a 
construction site varies depending on the type and depth of  the source, soil type, ground strata, and receptor 
building construction. The generation of  vibration can range from no perceptible effects at the lowest 
vibration levels, to low rumbling sounds and perceptible vibrations at moderate levels, to slight damage at the 
highest levels. Vibration is typically noticed nearby when objects in a building generate noise from rattling 
windows or jangling picture frames. It is typically not perceptible outdoors and, therefore, impacts are 
normally based on the distance to the nearest building (FTA 2006). Table 12 lists vibration levels for different 
types of  construction equipment at reference distances of  25 and 50 feet.  

Table 12 Typical Vibration Levels from Construction Equipment 

Equipment 
Vibration Levels (PPV)  

at 25 Feet 
Vibration Levels (PPV)  

at 50 Feet 
Approximate VdB  

at 25 Feet 
Approximate VdB  

at 50 Feet 
Vibratory Roller 0.210 0.074 94 88 
Large Bulldozer 0.089 0.031 87 78 
Loaded Trucks 0.076 0.027 86 77 
Jackhammer 0.035 0.012 79 70 

Small Bulldozer 0.003 0.001 58 49 
Source: FTA 2006. 
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Figure 16 - Noise Mitigation Measures
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Provide upgraded windows with a STC rating 33 
or higher for all windows facing 17th Street, 
and adequate ventilation with windows closed as 
per the California Building code and ASHRAE.

Provide upgraded windows with a STC rating 30 or higher for all windows facing Pomona Avenue, 
and adequate ventilation with windows closed as per the California Building code and ASHRAE.
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Vibration-Induced Architectural Damage 
Project-related construction vibration was evaluated for its potential to cause minor architectural damage17 
based on FTA’s architectural damage criteria. According to guidelines from the FTA for assessing damage 
from vibration caused by construction equipment, the worst-case building threshold at which there is a risk 
of  architectural damage for buildings with engineered concrete, and masonry (without plaster) is 0.3 in inches 
per second (in/sec) peak particle velocity (PPV).  

Groundborne vibration generated by construction projects is usually highest during pile driving and rock 
blasting. No pile driving and rock blasting activities are anticipated to be required during the Proposed 
Project’s construction activities. According to Caltrans’s research and measurements, earthmovers and haul 
trucks have never exceeded PPV of  0.10 inches per second (in/sec) at 10 feet (Caltrans 2002). Because 
vibration dissipates quickly with distance, and because construction would mostly require the use of  small 
earthmoving equipment that do not generate considerable amounts of  vibration, in most cases the maximum 
construction-related vibration level would be below the 0.2 PPV in/sec criteria for vibration-induced 
architectural damage at the nearby structures. Some offsite structures to the east (live/work units and light 
industrial and commercial uses) and south (light industrial and commercial uses) are immediately adjacent to 
the project site boundary (see Figure 3, Aerial Photograph). As shown in Table 12, construction activities 
associated with the Proposed Project would not have potential to exceed the FTA’s criteria for vibration-
induced structural damage of  0.3 PPV in/sec for buildings with reinforced concrete, steel or timber (without 
plaster).  

Therefore, the potential for architectural damage on adjacent and nearby buildings and structure during 
project construction would be less than significant. No mitigation measures are necessary. 

Vibration Annoyance 
While not presenting potential impacts relative to architectural damage, some construction activities may be 
perceptible at the nearest offsite receptors due to proximity of  the activities. Human annoyance occurs when 
construction vibration rises significantly above the threshold of  human perception for extended periods of  
time, and construction activities are typically distributed throughout the Project site. The FTA limit for 
vibration annoyance is 78 VdB for residential uses and 84 VdB for quiet office uses.  

The surrounding commercial and light industrial uses are not considered vibration-sensitive. The nearest 
vibration-sensitive uses are residents of  the live/work project that is under construction to the east, abutting 
the project site (see photo location 4a-1 of  Figure 4a, Site Photographs). Although still under construction, 
some of  the completed live/work units are occupied by residents. Vibration-related construction activities 
would occur in the daytime when people are least sensitive to vibration levels (as many residents of  the 
adjacent live/work units would be away from their residences during the day). However, without mitigation, 
there is the potential for vibration levels to exceed the 78 VdB vibration criteria at the adjacent live/work 
units. To reduce potential vibration impacts, Mitigation Measure N-3 would limit the use of  vibratory rollers, 
large bulldozers, and loaded trucks within close proximity to the adjacent live/work units.  
                                                      
17 The term architectural damage is typically used to describe effects such as cracked plaster, cracks in drywall seams, sticking doors or 

windows, loosened baseboard/crown moldings, and the like. 
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With implementation of  mitigation measure N-3, which would restrict the use of  heavy earthmoving 
equipment that could generate high levels of  vibration at the adjacent live-work units under construction to 
the east, vibration impacts during project construction would be reduced to a level of  less than significant. 

Mitigation Measures: 

N-3 During project construction and grading activities, the use of  vibratory rollers shall be 
prohibited within 200 feet of  the nearest live-work units adjacent to the project site to the 
east. If  rollers are required for soil compaction within 200 feet of  the live-work units, static 
compactors shall be used for the areas requiring compaction. In addition, the use of  large 
bulldozers and loaded trucks shall be avoided within 50 feet of  the adjacent live/work units 
to the east. This requirement shall be placed as a note on all grading plans and shall be 
approved by the City of  Costa Mesa Development Services Department prior to 
commencement of  grading activities.  

c) A substantial permanent increase in ambient noise levels in the project vicinity above levels 
existing without the project? 

Less Than Significant Impact. As described above in Section 3.12 (a), increases in noise levels related to 
stationary noise sources for the Proposed Project would not substantially elevate the existing ambient noise 
environment. Similarly, noise from project-related traffic along local roadways would not significantly increase 
noise levels in the project area and would likewise not result in a significant impact. Therefore, no mitigation 
measures are necessary. 

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity above 
levels existing without the project? 

Less Than Significant Impact With Mitigation Incorporated. Sensitivity to noise is based on the location 
of  the equipment relative to sensitive receptors, the time of  day, and the duration of  the noise-generating 
activities. Two types of  short-term noise impacts could occur during construction: (1) mobile-source noise 
from the transport of  workers, material deliveries, and debris/soil hauling and (2) onsite noise from use of  
construction equipment. Construction activities are anticipated to last approximately 16 to 18 months. The 
following discusses construction noise impacts to the offsite sensitive receptors.  

Construction Vehicles 
The transport of  workers and equipment to the construction site would incrementally increase noise levels 
along site access roadways. The primary access routes for construction vehicles to the Project site would be 
Superior Avenue, 17th Street, and Pomona Avenue. Project-related construction worker vehicles, haul trucks, 
and vendor trucks would not pass by sensitive receptors on the way to the Project site. Construction-related 
trips would result in negligible noise level increases when compared to the traffic flow noise currently 
generated on the roadways. In addition, these truck trips would be spread throughout the workday and would 
primarily occur during non-peak traffic periods. Therefore, noise impacts from construction-related truck 
traffic would be less than significant at noise-sensitive receptors along the construction routes. No mitigation 
measures are necessary. 
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Construction Equipment 
Noise generated during construction is based on the type of  equipment used, the location of  the equipment 
relative to sensitive receptors, and the timing and duration of  the noise-generating activities. Each stage of  
construction involves the use of  different kinds of  construction equipment and, therefore, has its own 
distinct noise characteristics. Noise levels from construction activities are dominated by the loudest piece of  
construction equipment. The dominant noise source is typically the engine, although work piece noise (such 
as dropping of  materials) can also be noticeable. Table 13 compares the existing noise levels and construction 
noise levels at the Project site boundary.  

Table 13 Construction Noise Levels 

Receptor 
Existing Noise Level  

at Project Site Boundaries, dBA Leq  
Construction Noise Level  

at Project Site Boundaries, dBA Leq  
Building Demolition 56-73 75 
Asphalt Demolition 56-73 73 

Site Preparation 56-73 78 
Grading 56-73 76 

Utility Trenching and Installation 56-73 72 
Building Construction 56-73 75 

Asphalt Paving 56-73 70 
Architectural Coating 56-73 62 

Source: Veneklasen Associates 2015 
 

As shown in Table 13, the highest overall average noise level generated during construction is estimated to be 
78 dBA at the Project site boundary during the site preparation phase.  

Noise levels generated by construction equipment during the site preparation phase could exceed the ambient 
noise level by 5 to 22 dBA at the Project site boundary. The nearest residences to the Project site are Sea 
Breeze Villas, located approximately 400 feet away, and Ramada located approximately 375 feet away. Both 
these receptors are located across Superior Avenue from the Project site. These uses would experience 
significantly lower construction noise levels than the levels at the Project site boundary, due to distance 
attenuation and shielding from intervening buildings. Additionally, the uses also experience traffic noise due 
to Superior Avenue and SR-55. Other uses in the vicinity of  the Project site are commercial and light 
industrial, and are not noise-sensitive.  

According to the (Section 13-279, Exceptions for Construction) of  the City of  Costa Mesa Municipal Code, 
noise sources associated with construction are exempted from the City’s Noise Ordinance, provided said 
activities take place between 7:00 AM and 7:00 PM Monday through Friday or between 9:00 AM and 6:00 PM 
on Saturdays and provided the required permits have been obtained. Construction is prohibited on Sundays 
and federal holidays. Under the presumption that work hours would comply with the City of  Costa Mesa’s 
construction noise hours, construction activities would occur during the least noise sensitive portions of  the 
day. Thus, with implementation of  Mitigation Measure N-4, Project-related construction noise impacts to the 
surrounding residences would be less than significant.  
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Mitigation Measures 
N-4 The following measure shall be implemented during project construction, placed as a note 

on all grading plans, and approved by the City of  Costa Mesa Development Services 
Department prior to commencement of  grading activities. 

 As required by Section 13-279 (Exceptions for Construction) the City of  Costa Mesa’s 
Municipal Code, construction activities shall only take place between the hours of  
between 7:00 AM and 7:00 PM Monday through Friday, excluding federal holidays, or 
between 9:00 AM and 6:00 PM on Saturdays. 

 All heavy construction equipment used on the proposed project shall be maintained in 
good operating condition, with all internal combustion, engine-driven equipment fitted 
with properly-operating air intake silencers, engine shrouds and exhaust muffles that are in 
good condition and no less effective than as originally equipped by the manufacturer. All 
mobile or fixed noise producing equipment used on the project site that is regulated for 
noise output by a local, state, or federal agency shall comply with such regulation while in 
the source of  project activity.  

 Where feasible, use electrically powered equipment instead of  pneumatic or internal 
combustion powered equipment. 

 All stationary noise-generating equipment (e.g., air compressors, portable generators) shall 
be located as far away as possible from neighboring noise-sensitive land uses.  

 Utilize “quiet” air compressors and other stationary equipment where feasible and 
available. 

 Post signs prohibiting unnecessary idling of  internal combustion engines.  

 A truck route haul plan shall be created to avoid residential areas.  

 The use of  noise producing signals, including horns, whistles, alarms and bells will be for 
safety warning purposes only.  

 Assign an individual or project manager, as designated by the project applicant that would 
respond to credible complaints regarding construction noise. A construction site notice 
shall be posted near the construction site access point or in an area that is clearly visible to 
the public. The notice shall include the following: job site address, permit number, and 
name of  construction contractor; dates and duration of  construction activities; 
construction hours allowed; and the phone numbers of  the City of  Costa Mesa and 
designated individual or project manager where noise complaints can be reported.  
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e) For a project located within an airport land use plan or, where such a plan has not been adopted, 
within two miles of a public airport or public use airport, would the project expose people 
residing or working in the project area to excessive noise levels? 

No Impact. The Project Site is approximately 3.5 miles southwest of  John Wayne Airport (JWA). The most 
recent published noise contours for JWA are shown in Figure 17, John Wayne Airport Noise Contours. As shown 
in Figure 17, the project site is well outside the 60 CNEL noise contour for JWA. Therefore, the Proposed 
Project would not expose residents to excessive noise levels from aircraft noise. No public airport-related 
noise impacts would occur and no mitigation measures are necessary. 

f) For a project within the vicinity of a private airstrip, would the project expose people residing or 
working in the project area to excessive noise levels? 

No Impact. There are no private air strips, heliports, or helipads/helistops18 adjacent to or within the vicinity 
of  the project site. The closest private air strips are the Hoag Memorial Hospital and Costa Mesa Police 
Department heliports (Airnav.com 2015), which are approximately 0.7 mile south and 2.2 miles northeast of  
the project site, respectively. Over congested areas, helicopters are required to maintain an altitude of  at least 
1,000 feet above the highest obstacle within 2,000 feet of  the aircraft, except as needed for take-off  and 
landing (Code of  Federal Regulations, Title 14, Section 91.119). Additionally, helicopter take-offs and landings 
at these private heliports are at a sufficient distance from the project site. Furthermore, the project site is not 
within the direct flight path of  the heliports, and helicopter take-offs and landings at these private airstrips are 
infrequent. Therefore, noise impacts due to aircraft operations from these heliports would not be significant. 
No impacts would occur and no mitigation measures are necessary. 

3.13 POPULATION AND HOUSING 
a) Induce substantial population growth in an area, either directly (for example, by proposing new 

homes and businesses) or indirectly (for example, through extension of roads or other 
infrastructure)? 

Less Than Significant Impact. Under the Proposed Project, the project site would be developed with up to 
177 dwelling units, which would include a mix of  three product types, as follows: an attached live/work 
product totaling 89 units; a detached live/work product totaling 42 units; and an attached residential lofts 
totaling 46 units. Therefore, development of  the Proposed Project would add 177 additional units to the 
City’s housing stock, which would result in a direct increase in the City’s population.  

The California Department of  Finance (DOF) estimates that in 2014, Costa Mesa had an average household 
size of  2.73 persons per unit (DOF 2014). Applying this average household size, development of  the 
Proposed Project would add approximately 483 new residents to the City’s existing population, which the 
DOF estimates was 111,846 in 2014 (DOF 2014). However, the number of  project residents is likely a 
conservative estimate since residential lofts and live/work units often attract smaller households than 

                                                      
18  A heliport is a small airport suitable only for use by helicopters, typically containing one or more helipads. A helipad or helistop is a 

designated area, including any buildings or facilities, intended to be used for the landing and take-off of helicopters. 
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traditional housing types, such as the most common type found in Costa Mesa: single-family homes with 
front and back yards.  

Additionally, it is likely that the type of  urban housing proposed under the project would appeal to a niche 
market of  young urban professionals, recent college graduates, or single first-time homeowners. The demand 
of  moderately priced, contemporary housing for this niche market could be satisfied by the proposed 
residential lofts and live/work units. Therefore, it is likely the proposed residential lofts and live/work units 
would have a smaller household size than a traditional unit. 

Nonetheless, in order to provide a conservative analysis, project implementation could result in a population 
increase of  approximately 483 persons, as noted above. The 0.4 percent increase in the City’s population that 
would result from project implementation does not represent a substantial increase; would be consistent with 
the growth projections in the City’s General Plan and Housing Element; and would be consistent with the 
regional population forecast for population growth in the City, which is based on General Plan projections. 
The Proposed Project would also help carry out the goals, objectives, and policies of  the City’s General Plan 
Housing Element and Mesa West Bluff ’s Urban Plan by developing new for-sale residential lofts and 
live/work development that offers additional housing opportunities in the City. 

Furthermore, while increases in commercial uses generally induce population growth beyond that generated 
directly through growth in housing units, the live/work nature of  the Proposed Project means that most 
employment growth induced by the project would be accommodated onsite by project residents. Project 
construction would also generate some temporary employment. The unemployment rate in Orange County in 
December 2014 was estimated at 4.4 percent (EDD 2014); therefore, the Proposed Project’s operational and 
construction-related employment is expected to be absorbed from the regional labor force and would not 
attract new workers into the region. As a result, the Proposed Project’s operational and construction-related 
employment generation is not expected to adversely affect population growth in the area. 

Finally, because the project site is an urban infill site, implementation of  the Proposed Project would not 
induce population growth through the extension of  roads or infrastructure.  

Therefore, impacts of  the Proposed Project related to population growth would be less than significant and 
no mitigation measures are necessary. 

b) Displace substantial numbers of existing housing, necessitating the construction of replacement 
housing elsewhere? 

No Impact. As shown in Figures 3, Aerial Photograph, and 4a and 4b, Site Photographs, existing land uses on the 
project site consist of  light industrial/manufacturing and commercial uses; the site contains no housing units. 
Implementation of  the Proposed Project would involve demolition of  all existing buildings and structures, 
and development of  residential lofts and live/work units. Therefore, project development would not displace 
housing or people. No impact would occur and no mitigation measures are necessary. 
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Figure 3 – John Wayne Airport Noise Contours 

 
 

3.7 Impact 6.  Private airstrip noise exposure 

For a project within the vicinity of a private airstrip, would the project expose people residing or working 

in the project area to excessive noise levels? 

The project is not within the vicinity of a private airstrip.  Therefore, there is no impact. 
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c) Displace substantial numbers of people, necessitating the construction of replacement housing 
elsewhere? 

No Impact. See response to Section 3.13(b), above. 

3.14 PUBLIC SERVICES 
Would the project result in substantial adverse physical impacts associated with the provision of  new or 
physically altered governmental facilities, need for new or physically altered governmental facilities, the 
construction of  which could cause significant environmental impacts, in order to maintain acceptable service 
ratios, response times or other performance objectives for any of  the public services: 

a) Fire protection? 

Less Than Significant Impact. The Costa Mesa Fire Department (CMFD) provides fire protection and 
emergency services in Costa Mesa, including the project site. CMFD’s operations include fire prevention and 
suppression activities, emergency medical and paramedic services, and environmental safety services. Of  
CMFD’s six fires stations, the closest to the project site is Fire Station No. 3 at 1865 Park Avenue, 
approximately 0.5 mile from the project site. CMFD is comprised of  three divisions: Fire Administration; 
Fire/Rescue/Emergency Medical Services; and Fire Prevention. CMFD is comprised of  94 full-time staff  
member, 89 sworn positions, and 5 non-sworn positions (City of  Costa Mesa 2015). As stated in the Safety 
Element of  the Costa Mesa General Plan, CMFD’s emergency response goal is to respond to fires and 
medical emergencies with five minutes 80 percent of  the time. 

Upon implementation of  the Proposed Project, the project site would be developed with a mix of  residential 
lofts and live/work units, which would replace existing light industrial and commercial uses onsite. The 
development of  residential lofts and live/work units would be expected to result in an increase in calls for fire 
protection and emergency medical service. Specifically, the Proposed Project would be expected to create a 
typical range of  fire services calls, such as structure fires, electrical fires, and medical emergencies.  

However, considering the existing firefighting resources available in the City, project impacts on fire 
protection and emergency services are not expected to occur. The increase in potential services needed would 
not require the construction of  a new fire station or improvements to Fire Station No. 3. Implementation of  
the Proposed Project is also not anticipated to increase CMFD response times to either to the project site or 
the surrounding vicinity. Additionally, the project site is an infill site already served by CMFD; therefore, the 
Proposed Project would not result in an expansion of  CMFD’s service area. In the event of  an emergency at 
the project site that requires more resources than Fire Station No. 3 could provide, CMFD would direct 
resources to the site from other CMFD stations nearby. 

The City also involves CMFD in the development review process in order to ensure that the necessary fire 
prevention and emergency response features are incorporated into development projects. For example, fire 
hydrants would be installed at key locations throughout the project site as required by CMFD to meet the 
hose-pull requirements and provide adequate fire access for the Proposed Project. All site and building 
improvements proposed under the project would be subject to review and approval by CMFD.  
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Additionally, development of  the Proposed Project is required to comply with the most current adopted fire 
codes, building codes, and nationally recognized fire and life safety standards of  the City of  Costa Mesa and 
CMFD, such as those outlined in Title 7 (Fire Protection and Prevention) of  the City’s Municipal Code, which 
incorporates by reference the 2013 California Fire Code (as amended). Compliance with these codes and 
standards is ensured through the City’s and CMFD’s development review and building plan check process. 

Furthermore, during the City’s development review process, the project applicant would be required to 
comply with the requirements in effect at the time building permits are issued, including payment of  the 
required Fire Protection System Development Impact Fee, as outlined in Title 13 (Planning, Zoning, and 
Development), Chapter XII (Special Fee Assessments), Article 2 (Fire Protection System) of  the City’s 
Municipal Code. As outlined in Section 13-270 (Establishment of  Development Impact Fee), the revenues 
raised by payment of  this impact fee are required to be placed in a separate and special account and revenues, 
along with any interest earnings on that account, and used solely to pay for the City's future construction of  
facilities and equipment purchases or to reimburse the City for those identified facilities and equipment 
funded by the City with monies advanced by the City from other sources. Payment of  the Fire Protection 
System Development Impact Fee ensures that the project applicant would pay their fair share of  costs related 
to fire protection services and facilities.  

Finally, standard Conditions 3.14-1 through 3.14-8, spell out City requirements related to fire prevention and 
new development. The Proposed Project would be subject to compliance with these standard conditions. For 
example, Standard Condition SC 3.14-1 requires that the final master plan for development of  a project site 
provide sufficient capacity for fire flows required by CMFD, while Standard Condition SC 3.14-2 requires that 
vehicular access be provided and maintained serviceable throughout construction to all required fire hydrants. 
Compliance with these standards conditions is ensured through the City’s and CMFD’s development review 
and building plan check process.  

Compliance with the City’s Municipal Code requirements, 2013 California Fire Code, and the City’s standard 
conditions would ensure that project implementation would not result in substantial adverse impacts related 
to fire protection and emergency services. Therefore, impacts would be less than significant and no mitigation 
measures are necessary. 

Standard Conditions 
SC 3.14-1 The final master plan for development of  the Project site shall provide sufficient capacity for 

fire flows required by the City of  Costa Mesa Fire Department. 

SC 3.14-2 Vehicular access shall be provided and maintained serviceable throughout construction to all 
required fire hydrants. 

SC 3.14-3 Prior to the issuance of  a Building Permit, the City of  Costa Mesa Fire Department shall 
review and approve the developer’s Project design features to assess compliance with the 
California Building Code and California Fire Code. Fire staff  shall examine the projected 
demands of  the proposed Project and make recommendations to ensure that adequate 
personnel/resources will be available to meet projected demand. Recommendations of  the 
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study shall be implemented to the satisfaction of  the Fire Department to ensure that 
emergency response impacts are minimized to below a level of  significance. 

SC 3.14-4 The Project shall provide approved smoke detectors to be installed in accordance with the 
2013 Edition of  the Uniform Fire Code. 

SC 3.14-5 The Project shall provide fire extinguishers with a minimum rating of  2A to be located 
within 75 feet of  travel distance from all areas. Extinguishers may be of  a type rated 2A, 
10BC as these extinguishers are suitable for all types of  fires and are less expensive. 

SC 3.14-6 The Project shall provide an automatic fire sprinkler system according to NFPA 13R. 

SC 3.14-7 The Project shall provide a fire alarm system. 

SC 3.14-8 The Project shall provide individual numeric signage for proposed residences with minimum 
6 inches height. 

b) Police protection? 

Less Than Significant Impact. The Costa Mesa Police Department (CMPD) provides police protection 
services in Costa Mesa, including the project site. The department is currently comprised of  196 full-time 
positions, including 130 sworn officers and 66 civilians (City of  Costa Mesa 2015). In 2014, the City was 
estimated to currently have approximately 111,846 residents (DOF 2015); therefore, there is currently one 
sworn police officer for every 860 Costa Mesa residents. 

Upon implementation of  the Proposed Project, existing light industrial and commercial uses on the project 
site would be replaced with a mix of  residential lofts and live/work units. The development of  residential 
lofts and live/work units would be expected to result in an increase in demand for police protection services, 
including a need for approximately 0.56 additional officers based on existing service ratios. During Proposed 
Project’s construction and operational phases, the need for police services could increase due to the increase 
in population and its associated potential for additional crime and accidents. Crime and safety issues during 
project construction may include: theft of  building materials and construction equipment, malicious mischief, 
graffiti, and vandalism. After construction (operational phase), the Proposed Project is anticipated to generate 
a typical range of  police service calls as similar developments, such as vehicle burglaries, residential thefts, and 
disturbances. 

However, the additional population that would be generated by the Proposed Project (approximately 483 
residents, which represents less than one percent of  the total population of  the City) would not trigger the 
need for new or physically altered police facilities. Additionally, because the Proposed Project is an infill site 
with existing light industrial and commercial uses, its redevelopment would not lead to an expansion of  
CMPD’s service area. The Proposed Project is also not anticipated to require that CMPD alter its range of  
services offered in Costa Mesa or increase its response times. 

Additionally, the Proposed Project would be subject to compliance with Standard Condition SC 3.14-19, 
which spells out City’s requirement for security features that must be incorporated into the project design. 
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These features would ensure that security and safety risks onsite are minimized. Compliance with this 
standard condition is ensured through the City’s and CMPD’s development review process. 

Furthermore, the Proposed Project would be designed with Crime Prevention Through Environmental 
Design (CEPTED) features. For example, the main open space and recreation area would be positioned near 
the central area of  the project site (see Figure 6, Conceptual Site and Landscape Plan) so that it has the most 
visibility from the private streets and residential lots and live/work units in the community. Additionally, as 
shown in Figure 6, many of  the residential lofts and live/work units would front onto and take access from 
internal pedestrian paths (.e.g., walkways, paseos), thereby providing greater visibility for residents. The three-
story nature of  the residential lofts and live/work units that would be accommodated within the project site 
also increases the visibility into the project area to improve the “eyes on the street” crime prevention method, 
by providing eyes from a higher vantage point. 

Therefore, development of  the Proposed Project would not have a significant impact on police protection 
services and no mitigation measures are necessary. 

Standard Conditions 
SC 3.14-9 As final building plans are submitted to the City of  Costa Mesa for review and approval, the 

Costa Mesa Police Department shall review all plans for the purpose of  ensuring that design 
requirements are incorporated into the building design to increase safety and avoid unsafe 
conditions. These measures focus on security measures are recommended by the Police 
Department, including but not limited to, the following: 

 Lighting shall be provided in open areas and parking lots. 

 Required building address numbers shall be readily apparent from the street and rooftop 
building identification shall be readily apparent from police helicopters for emergency 
response agencies. 

 Landscaping requirements. 

 Emergency vehicle parking areas shall be designated within proximity to buildings. 

 The applicant shall fund all costs associated with police and fire radio reception 
enhancement, including a Bi-Directional Amplifying 800 MHz antenna (BDA). 

 Prior to the issuance of  a grading permit, the City of  Costa Mesa Police Department shall 
review and approve the developer's project design features to ensure adequate security 
measures are incorporated into the project design and that sufficient personnel/resources 
are available to meet the demands of  the proposed project. Any requirements with regard 
to additional resources shall be completed by the Developer and shall be implemented to 
the satisfaction of  the Police Chief  to ensure that emergency response impacts are 
minimized to below a level of  significance. 
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c) Schools? 

Less Than Significant Impact. The project site is within the service area of  Newport-Mesa Unified School 
District (NMUSD), which provides public K-12 education in Costa Mesa and Newport Beach. The site is 
within the attendance boundaries of  Newport Heights Elementary School, Ensign Intermediate School, and 
Newport Harbor High School. Table 15 identifies the grade levels served by these schools, as well as their 
2013/2014 enrollment, which is the most recent school year for which data is available. All three schools are 
located in Newport Beach. 

Table 15 Public Schools Serving the Project Site 

School Location Grades 
2013/2014 Enrollment 
(number of students) 

Newport Heights Elementary School 300 E. 15th Street 
(Newport Beach) K–6 676 

Ensign Intermediate School 2000 Cliff Drive 
(Newport Beach) 7–8 1,089 

Newport Harbor High School 600 Irvine Avenue 
(Newport Beach) 9–12 2,467 

Source: California Department of Education 2013. 
 

Based on NMUSD’s student generation factor of  0.26 students per dwelling units, the Proposed Project’s 177 
residential lofts and live/work units would be anticipated to generate approximately 46 students. However, the 
target market for contemporary live/work units in industrial areas is generally much different than that for 
traditional housing types in Costa Mesa, such as single-family homes with side and rear yards. Buyers of  
live/work units are often young urban professionals who have few, if  any, children. Therefore, the generation 
of  46 students is considered a high, but conservative estimate for the Proposed Project. Implementation of  
the project is not expected to have a substantial effect on area schools.  

The Proposed Project would be subject to compliance with Standard Condition SC 3.14-10. As identified in 
Standard Condition SC 3.14-10, project development would require payments of  school impact fees to 
NMUSD, which currently collects $1.84 per square foot of  residential uses and $0.30 per square foot for 
commercial development. Impact fees levied by NMUSD are set within the limits of  California Senate Bill 50 
(SB 50). In accordance with SB 50, these fees are collected by school districts at the time of  issuance of  
building permits. As stated in Government Code Section 65995(h), “The payment or satisfaction of  a fee, 
charge, or other requirement levied or imposed …are hereby deemed to be full and complete mitigation of  
the impacts of  any legislative or adjudicative act, or both, involving, but not limited to, the planning, use, or 
development of  real property, or any change in governmental organization or reorganization …on the 
provision of  adequate school facilities.” Payment of  these fees would offset impacts from increased demand 
for school services associated with development of  the Proposed Project by providing an adequate financial 
base to construct and equip new and existing schools. 

Therefore, development of  the Proposed Project is not anticipated to have a significant impact on school 
services or facilities. No mitigation measures are necessary. 
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Standard Conditions 
SC 3.14-10 Prior to issuance of  building permits, the Developer shall pay a school impact fee currently 

calculated at $1.84 per square foot for residential development and $0.30 per square foot for 
commercial development. 

d) Parks? 

Less Than Significant Impact. See response to Section 3.15(a), below. 

e) Other public facilities? 

Less Than Significant Impact. Library services in Costa Mesa are provided by the Orange County Public 
Libraries (OCPL). The nearest library to the project site is the Costa Mesa/Donald Dungan branch library at 
1855 Park Avenue. The 33-branch OCPL system provides residents of  Orange County, including the City of  
Costa Mesa, with access to books, periodicals, and other materials. Members of  the system have access to the 
network’s entire holdings—2.5 million books, 48,500 government publications, 75,000 magazines, 92,700 
video/DVD materials, 50,000 cassette/CD books, 13,000 e-books, and 2,246 historical photos. 

OCPL uses a performance standard of  0.2 square feet per capita for library space and 1.3 volumes per capita 
for library collections. Based on these standards and the City’s existing population of  approximately 111,846 
(DOF 2015), the City currently needs to provide approximately 22,370 square feet of  library space and 
145,400 volumes of  materials. The three OCPL libraries within the City currently have a deficiency of  library 
space and volumes of  material. 

The Proposed Project’s 177 residential lofts and live/work units are conservatively estimated to generate 
approximately 483 new residents in the City. Using OCPL’s performance standards, these residents would 
generate a need for 97 square feet of  library space and 231 volumes of  materials. Although this additional 
need would exacerbate the City’s existing deficiencies related to library services, it would not represent a 
substantial worsening of  those deficiencies or result in a direct need for expansion. Additionally, the City and 
the Friends of  the Costa Mesa Libraries are currently fundraising for the future construction of  a new library 
in the Costa Mesa Civic Center, where a 2.5-acre site has been set aside for such a facility. Furthermore, 
project residents would have access to OCPL library facilities and resources outside the City, as well as the 
nearby City of  Newport Beach libraries. There is no additional cost for Costa Mesa residents to borrow 
library materials from the Newport Beach Library, which operates the Mariners Branch Library at 1300 Irvine 
Avenue, approximately 1.2 miles east of  the project site. Project residents would also have access to the 
library on the campus of  Orange Coast College (OCC). For a small fee, project residents could obtain a 
Friends of  the Library Membership from OCC and have access to school’s library resources. 

Therefore, impacts to library services as a result of  project development would be less than significant and no 
mitigation measures are necessary. 
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3.15 RECREATION 
a) Would the project increase the use of existing neighborhood and regional parks or other 

recreational facilities, such that substantial physical deterioration of the facility would occur or 
be accelerated? 

Less Than Significant Impact. The nearest public parks to the project site are Lions Park approximately 
0.5 mile to the northeast and Heller Park approximately 0.5 mile to the southeast. There are approximately 
1,708 acres of  open space and parkland in the City, including neighborhood and community Parks, 
community centers, regional nature preserve areas, institutional uses, open space easements, and golf  courses. 
As identified in Section 13-253 (Relation of  Land Required to Population Density) of  Article 5 (Park and 
Recreation Dedications) of  the City’s Municipal Code, the City’s standard for permanent public open space is 
5.76 acres per 1,000 residents. 

The 177 residential lofts and live/work units proposed by the Proposed Project are conservatively estimated 
to generate approximately 483 residents. These new residents would slightly increase overall demand for parks 
and other recreational facilities in the City. Using the City’s demand factor of  5.76 acres per 1,000 residents, 
the Proposed Project’s 483 residents would generate a demand for approximately 2.78 acres of  parkland. This 
increase in demand is not anticipated to result in substantial physical deterioration of  the City’s open space 
and parkland facilities and amenities. While there would be an increase in use of  these facilities and amenities, 
there would be more than sufficient open space and parkland for the Proposed Project’s residents, since the 
project would provide additional open space and recreation areas.  

As shown in Figure 6, Conceptual Site and Landscape Plan, four common open space and recreation areas would 
be provided onsite for residents of  the Proposed Project. Recreational amenities for project residents would 
include a central park, a passive open space, a tot lot, and a community garden. In addition to the common 
open space and recreation areas, all of  the residential lofts and live/work units include private open space 
areas in the form of  roof  decks, patios, and balconies. 

The main area of  the central park would feature a group dining terrace with a barbecue counter; shade trellis 
for dining tables; fire pit with built-in benches; bocce ball court with synthetic lawn; shuffle board court with 
built-in benches; dog-walking areas; an open play lawn; large canopy tree for shading; and a paseo. The two 
other connected areas would be a central dining terrace and central gathering area along the linear paseo of  
the park. The central dining terrace would include a barbecue counter, tables, and enhanced paving. The 
central gathering area would include a fire pit, built-in benches, and lawn with benches. A series of  pedestrian 
walkways would further link the central park to a series of  paseos and courtyards, to other common open 
space and recreation areas, and to 17th Street and Pomona Avenue.  

The passive open space would be along the east-central boundary of  the project site and would be flanked by 
attached live/work units on the north and south (see Figure 6). This open space area would include an open 
lawn area and benches. The tot lot would be in the southern end of  the project site (see Figure 6) and would 
feature a children’s play structure and benches. The community garden would be near the northwestern site 
boundary (see Figure 6) and would include raised planting beds, low fencing, and decomposed granite paths. 
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The provision of  these onsite amenities would reduce any pressure put on existing City parks and recreational 
facilities by new residents of  the Proposed Project. 

Additionally, in accordance with Title 13 (Planning, Zoning, and Development), Chapter XI (Subdivisions), 
Article 5 (Park and Recreation Dedications) of  the City’s Municipal Code, the project applicant is required to 
pay parkland in-lieu/impact fees. These fees are collected for the purpose of  developing new or rehabilitating 
existing parks and recreational facilities consistent with the City’s parkland standard. According to the City’s 
Parkland Impact Fee Schedule, parkland impacts fees are $13,572 for each single-family unit and $13,829 for 
each multi-family unit. Standard Condition SC 3.14-11 requires compliance with the City’s in-lieu fee 
program. Compliance with the provisions of  the City’s Municipal Code and Standard Condition SC 3.41-11 
would be ensured through the City’s development review and building plan check process. 

Therefore, development of  the Proposed Project is not anticipated to have a significant impact on parks and 
recreational facilities and no mitigation measures are necessary. 

Standard Conditions 
SC 3.14-11 Prior to issuance of  occupancy permits, the Developer shall pay a park impact fee or 

dedicate parkland to meet the demands of  the proposed development. The current park 
impact fee is calculated at $13,572 per single-family unit and $13,829 per new multi-family 
dwelling unit. 

b) Does the project include recreational facilities or require the construction or expansion of 
recreational facilities, which might have an adverse physical effect on the environment? 

Less Than Significant Impact. See response to Section 3.15(a), above. 

3.16 TRANSPORTATION/TRAFFIC 
This section of  the Initial Study evaluates the potential for implementation of  the Proposed Project to result 
in transportation and traffic. The analysis in this section is based partly on the following technical study, 
which are included as appendices to this Initial Study:  

 Revised Traffic Impact Analysis, LLG Engineers, March 2015 (Appendix Ia) 

 Supplemental Traffic Assessment, LLG Engineers, April 6, 2015 (Appendix Ib) 

a) Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for 
the performance of the circulation system, taking into account all modes of transportation 
including mass transit and non-motorized travel and relevant components of the circulation 
system, including but not limited to intersections, streets, highways and freeways, pedestrian 
and bicycle paths, and mass transit? 
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Less Than Significant Impact. LLG Engineers prepared a Traffic Impact Analysis (TIA) and Supplemental 
Traffic Assessment for the Proposed Project in accordance with the City’s requirements (see Appendices Ia 
and Ib). The purpose of  these technical studies was to evaluate the potential traffic and circulation impacts 
associated with the Proposed Project on the study area roadway system and intersections. Following is a 
discussion of  the findings and conclusions of  these technical studies. 

Traffic Analysis 
Existing Conditions 

The principal local street network serving the project site includes Pomona Avenue, Placentia Street, 17th 
Avenue, Superior Avenue, Hospital Road, Newport Boulevard, Coast Highway, Riverside Avenue, 18th Street, 
and Harbor Boulevard. The following discussion provides a brief  synopsis of  these key area streets. Detailed 
descriptions of  the study area roadway conditions are included in the Revised Traffic Impact Analysis Report 
(TIA) prepared for the Proposed Project (see Appendix Ia). Figure 18, Existing Roadway Conditions and 
Intersection Controls, identifies the number of  travel lanes for key arterials, as well as intersection configurations 
and controls for the key study area intersections. 

As shown in Figure 18, 10 key study area intersections were identified as the locations to evaluate existing and 
future traffic operating conditions. These locations were selected based on consultation with the Cities of  
Costa Mesa and Newport Beach staff, and in consideration of  the Orange County Congestion Management 
Program (CMP) requirements. Figures 3-2 (Existing AM Perak Hour Traffic Volumes) and 3-3 (Existing PM 
Perak Hour Traffic Volumes) of  the TIA (see Appendix Ia) illustrate the existing AM and PM peak hour 
traffic volumes at the study area intersections. 

Intersection Level of Service Analysis Methodology 

For signalized intersections, the Proposed Project’s traffic analysis was evaluated in accordance with City of  
Costa Mesa, City of  Newport Beach, and the Orange County CMP guidelines using the Intersection Capacity 
Utilization (ICU) methodology. The ICU methodology reports the volume-to-capacity (V/C) ratio at the 
intersection for signalized intersections, which evaluates the critical movements for each signal and compares 
that to the critical movement capacity of  the intersection. For unsignalized intersections, methodologies 
consistent with the Highway Capacity Manual 2000 (HCM 2000) were applied.  

Based on the V/C and delay findings, the methodologies assign a qualitative letter grade that represents the 
operations of  the intersection. These grades range from level of  service (LOS) A (minimal delay) to LOS F 
(excessive congestion). LOS E represents at-capacity operations. Descriptions of  the LOS letter grades for 
signalized and unsignalized intersections are provided in Table 16. 
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Table 16 Intersection Level of Service Criteria 

LOS Interpretation 
Signalized 

Intersections 

Unsignalized 
Intersections 

V/C Ratio 

A 
Signalized: Excellent. No vehicle waits longer than one red light, and no approach 
phase is fully used. 
Unsignalized: Little or no delay. 

0.000 – 0.600 ≤ 10.0 

B 
Signalized: Very Good. An occasional approach phase is fully utilized; many 
drivers begin to feel somewhat restricted within groups of vehicles. 
Unsignalized: Short traffic delays. 

0.601 – 0.700 > 10.0 to 15.0 

C 
Signalized: Good. Occasionally drivers may have to wait through more than one 
red light; backups may develop behind turning vehicles. 
Unsignalized: Average traffic delays. 

0.701 – 0.800 > 15.0 to 25.0 

D 

Signalized: 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.. 
Unsignalized: Long traffic delays. 

0.801 – 0.900 > 25.0 to 35.0 

E 
Signalized: Poor. Represents the most vehicles intersection approaches can 
accommodate; may be long lines of waiting vehicles through several signal cycles. 
Unsignalized: Very long traffic delays. 

0.901 – 1.000 > 35.0 to 50.0 

F 

Signalized: 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. 
Unsignalized: Severe Congestion. 

Greater than 1.000 Greater than 50.0 

Notes: V/C = Volume to Capacity  
Source: LLG 2015a. 
 

According to City of  Costa Mesa and Newport Beach criteria, LOS D is the minimum acceptable condition 
that should be maintained during the morning and evening peak commute hours. 
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Existing Without Project Traffic Conditions 

The results of  the Existing Without Project traffic conditions intersection LOS are summarized in Table 17. 
As shown in the table, 9 of  the 10 study intersections currently operate at acceptable service levels (LOS D or 
better) during the AM and PM peak hour. One intersection, Placentia Avenue at Superior Avenue, currently 
operates at LOS E during the PM peak hour. 

Table 17 Existing Conditions Intersection Levels of Service 

Intersection 
Time 

Period Jurisdiction 
Control 

Type ICU/HCM LOS 

1. Pomona Avenue at W 17th Street 
AM 

City of Costa Mesa All-Way 
Stop 

19.3 s/v C 
PM 17.8 s/v C 

2. Superior Avenue at W 17th Street 
AM 

City of Costa Mesa Traffic 
Signal 

0.701 C 
PM 0.722 C 

3. Newport Boulevard at W 17th Street 
AM 

Costa Mesa/Caltrans Traffic 
Signal 

0.727 C 
PM 0.767 C 

4. Placentia Avenue at Superior Avenue 
AM 

City of Newport Beach Traffic 
Signal 

0.861 D 
PM 0.909 E 

5. Newport Boulevard at Hospital Road 
AM 

City of Newport Beach Traffic 
Signal 

0.573 A 
PM 0.675 B 

6. Superior Ave/Balboa Blvd at Coast Highway 
AM 

Newport Beach/Caltrans Traffic 
Signal 

0.65 B 
PM 0.686 B 

7. Newport Blvd SB Ramp at Coast Highway 
AM 

Newport Beach/Caltrans Traffic 
Signal 

0.864 D 
PM 0.652 B 

8. Riverside Avenue at Coast Highway 
AM 

Newport Beach/Caltrans Traffic 
Signal 

0.763 C 
PM 0.784 C 

9. Newport Boulevard at 18th Street/Rochester 
Street 

AM 
Costa Mesa/Caltrans Traffic 

Signal 
0.774 C 

PM 0.836 C 

10. Newport Boulevard at Harbor Boulevard 
AM 

Costa Mesa/Caltrans Traffic 
Signal 

0.717 C 
PM 0.767 C 

Source: LLG 2015a. 
Notes: Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the Cities of Costa Mesa and Newport Beach LOS standards. ICU = Intersection 

Capacity Utilization; HCM = Highway Capacity Manual; LOS = level of service; s/v = second per vehicle 
 

Project Trip Generation and Distribution 

The trip generation used in forecasting the vehicular trips generated by the proposed Project was based on 
rates obtained from the 9th Edition of  Trip Generation, published by the Institute of  Transportation 
Engineers (ITE). To determine the trip generation, daily counts were conducted at the existing driveways on 
October 16, 2014, to derive existing daily, AM, and PM peak hour trips. Table 18 shows the trip generation 
forecast for the existing (light industrial and commercial land) and proposed (residential lofts and live/work 
units) land uses. As shown in the table, the Proposed Project’s land uses are forecast to generate 1,542 daily 
trips, with 141 trips occurring in the AM peak hour and 161 trips occurring in the PM peak hour. As also 
shown in the table, the existing land uses are currently generating 598 daily trips, with 8 trips occurring in the 
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AM peak hour and 37 trips occurring in the PM peak hour. When the proposed land uses are compared to 
the existing land uses, the Proposed Project is forecast to result in 944 additional daily trips, 133 net AM peak 
hour trips and 124 net PM peak hour. 

Table 18 Project Trip Generation Summary 

ITE Land Use Code/Project Description 
Daily 
2-Way 

AM Peak Hour PM Peak Hour 
Enter  Exit Total Enter Exit Total 

Generation Rates 
ITE 210: Single-Family Detached Housing (TE/DU) 9.52 0.19 0.56 0.75 0.63 0.37 1.00 
ITE 230: Residential Condo/Townhouse (TE/DU) 5.81 0.07 0.37 0.44 0.35 0.17 0.52 
ITE 710: General Office Building (TE/TSF) 11.03 1.37 0.19 1.56 0.25 1.24 1.49 
Generation Forecasts 
Proposed Project 
Detached Live/Work Units (42 DU) 400 8 24 32 26 16 42 
Attached Live/Work Units (89 DU) 517 7 32 39 31 15 46 
Attached Lofts (46 DU) 267 3 17 20 16 8 24 
Office Portion of Live/Work Units (36,067 SF) 398 49 7 56 9 45 54 
10% Mixed-Use Trip Reduction Applied to Office: -40 -5 -1 -6 -1 -4 -5 

Subtotal 1,542 62 79 141 81 80 161 
Existing Occupied Floor Area 
Existing Land Uses  -598 -5 -3 -8 -16 -21 -37 
Total Net Project Trip Generation1 944 57 76 133 65 59 124 
Source: LLG 2015a. 
Notes: TE/DU = Trip end per dwelling unit; TE/TSF = Trip end per 1,000 square feet; DU = dwelling unit; SF = square feet 
1 Proposed Project Minus Existing Occupied Office Floor Area 

 

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

 The site's proximity to major traffic carriers (i.e. 17th Street, Superior Avenue, Newport Boulevard, etc.). 

 Expected localized traffic flow patterns based on adjacent street channelization and presence of  traffic 
signals.  

 Existing intersection traffic volumes. 

 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 5-2 (AM Peak Hours Project Traffic Volumes) and 5-3 (PM Peak Hours Project Traffic Volumes) of  
the TIA (see Appendix Ia).  
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Existing Plus Project Traffic Conditions 

The Existing Plus Project traffic conditions were generated based on existing conditions and the estimated 
project traffic. This traffic condition scenario and the related intersection capacity analyses help identify the 
roadway improvements necessary to mitigate the direct traffic impacts of  the Proposed Project, if  any. 

Per the City of  Costa Mesa and Newport Beach guidelines, LOS D is the minimum acceptable LOS that 
should be maintained during the weekday AM and PM peak hours. Per each cities criteria, the Proposed 
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. 

 For Unsignalized Intersections: 
• An unsignalized intersection impact is considered to be significant if  the project causes an 

intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant analysis 
determines that a signal is justified. 

Table 19 summarizes the LOS calculations for the study area intersections under the Existing Plus Project 
traffic condition during the AM and PM peak hours. As shown in the table, traffic associated with the 
Proposed Project would not significantly impact any of  the study area intersections, when compared to the 
LOS standards and significant impact criteria discussed above. Although the intersection of  Placentia 
Avenue/Superior Avenue is forecast to operate at LOS E during the PM peak hour, it is already operating at 
LOS E under the Existing Without Project. Additionally, the Proposed Project is expected to add less than 
0.01 to the ICU value at this intersection (see Table 19), which is the minimum value that the Proposed 
Project would need to attribute to result in a significant impact. The remaining nine study intersections are 
forecast to continue to operate at an acceptable LOS (LOS D or better) during the AM and PM peak hours 
with the Proposed Project.  
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Table 19 Existing Plus Project Peak Hour Intersection Level of Service 

Key Intersection 

 
Time 

Period 

Existing 
Traffic Conditions 

Existing Plus Project 
Traffic Conditions 

Significant 
Impact 

ICU/ 
HCM LOS 

ICU/ 
HCM LOS Increase Yes/No 

1. Pomona Avenue at 17th Street 
AM 19.3 s/v C 19.9 s/v C -- No 
PM 17.8 s/v C 18.3 s/v C -- No 

2. Superior Avenue at 17th Street 
AM 0.701 C 0.724 C 0.023 No 
PM 0.722 C 0.743 C 0.021 No 

3. Newport Boulevard at 17th Street 
AM 0.727 C 0.735 C 0.008 No 
PM 0.767 C 0.773 C 0.006 No 

4. Placentia Avenue at Superior 
Avenue 

AM 0.861 D 0.861 D 0.000 No 
PM 0.909 E 0.909 E 0.000 No 

5. Newport Boulevard at Hospital 
Road 

AM 0.573 A 0.575 A 0.002 No 
PM 0.675 B 0.677 B 0.002 No 

6. Superior Avenue/Balboa 
Boulevard Coast Highway 

AM 0.650 B 0.654 B 0.004 No 
PM 0.686 B 0.690 B 0.004 No 

7. Newport Boulevard SB Ramp at 
Coast Highway 

AM 0.864 D 0.866 D 0.002 No 
PM 0.652 B 0.653 B 0.001 No 

8.  Riverside Avenue at Coast 
Highway 

AM 0.763 C 0.768 C 0.005 No 
PM 0.784 C 0.786 C 0.002 No 

9.  Newport Boulevard at 18th 
Street/Rochester Street 

AM 0.774 C 0.780 C .006 No 
PM 0.836 C 0.843 D .007 No 

10  Newport Boulevard at Harbor 
Boulevard 

AM 0.717 C 0.724 C .007 No 
PM 0.767 C 0.774 C .007 No 

Source: LLG 2015a. 
Notes: Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the Cities of Costa Mesa and Newport Beach LOS standards. ICU = Intersection 

Capacity Utilization; HCM = Highway Capacity Manual; LOS = level of service; s/v = second per vehicle 
 

Horizon Year 2016 Traffic Conditions 

Horizon year, background traffic growth estimates were calculated using an ambient traffic growth factor of  
one percent per year, and including reasonable foreseeable probably future projects, referred here as 
cumulative projects. The anticipated intersection turn movement volumes for Horizon Year 2016 traffic 
conditions are included in Figures 6-4 to 6-7 of  the TIA (see Appendix Ia). The Cities of  Costa Mesa and 
Newport Beach identified 16 cumulative projects within the project study area. The sixteen cumulative 
projects are expected to generate a combined total 7,440 daily trips on a “typical” weekday, with 510 trips 
forecast during the AM peak hour and 717 trips forecast during the PM peak hour. Section 6.1 (Future Traffic 
Conditions) of  the TIA describes the cumulative projects in detail. 
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Table 20 summarizes the peak hour LOS results at the study area intersections for the Year 2016 Horizon 
Year traffic conditions, without and with the Proposed Project. As shown in this table, the intersections of  
Placentia Avenue/Superior Avenue (during the AM peak hours) and Newport Boulevard Southbound 
Ramp/Coast Highway (during the PM peak hours) would operate at LOS E under both the Horizon Year 
2016 Without Project and Horizon Year 2016 Plus Project traffic conditions. Although these intersections are 
forecast to operate at LOS E during the AM and PM peak hours, they would operate at LOS E under the 
Horizon Year 2016 Without Project traffic condition. Additionally, the Proposed Project is expected to add 
less than 0.01 to the ICU value at both of  these intersections (see Table 20), which is the minimum value that 
the Proposed Project would need to attribute to result in a significant impact. The remaining nine study 
intersections are forecast to continue to operate at an acceptable LOS (LOS D or better) during the AM and 
PM peak hours with the Proposed Project. The remaining eight study intersections are forecast to continue to 
operate at an acceptable LOS (LOS D or better) during the AM and PM peak hours with the Proposed 
Project.  

Table 20 Horizon Year 2016 Peak Hour Intersection Capacity Analysis 

Key Intersection 
Time 

Period 

Existing Without 
Project 

Traffic Conditions 

Horizon Year 2016 
Without Project 

Traffic Conditions 

Horizon Year 2016  
Plus Project 

Traffic Conditions 

 
Significant 

Impact 
ICU/ 
HCM LOS 

ICU/ 
HCM LOS 

ICU/ 
HCM LOS Increase 

Yes/ 
No 

1. Pomona Avenue at 17th 
Street 

AM 19.3 s/v C 22.4 s/v C 23.3 s/v C 0.900 No 
PM 17.8 s/v C 20.7 s/v C 21.4 s/v C 0.700 No 

2. Superior Avenue at 17th 
Street 

AM 0.701 C 0.74 C 0.763 C 0.023 No 
PM 0.722 C 0.778 C 0.799 C 0.021 No 

3. Newport Boulevard at 
17th Street 

AM 0.727 C 0.755 C 0.762 C 0.007 No 
PM 0.767 C 0.804 C 0.81 D 0.006 No 

4. Placentia Avenue at 
Superior Avenue 

AM 0.861 D 0.89 D 0.89 D 0.000 No 
PM 0.909 E 0.944 E 0.944 E 0.000 No 

5. Newport Boulevard at 
Hospital Road 

AM 0.573 A 0.61 B 0.612 B 0.002 No 
PM 0.675 B 0.733 C 0.735 C 0.002 No 

6. 
Superior Avenue/Balboa 
Boulevard at Coast 
Highway 

AM 0.65 B 0.681 B 0.681 B 0.000 No 

PM 0.686 B 0.731 C 0.734 C 0.003 No 

7. Newport Boulevard SB 
Ramp at Coast Highway 

AM 0.864 D 0.924 E 0.925 E 0.001 No 
PM 0.652 B 0.698 B 0.698 B 0.000 No 

8.  Riverside Avenue at 
Coast Highway 

AM 0.763 C 0.833 D 0.838 D 0.005 No 
PM 0.784 C 0.845 D 0.848 D 0.003 No 

9.  Newport Boulevard at 18th 
Street/Rochester Street 

AM 0.774 C 0.803 D 0.809 D 0.006 No 
PM 0.836 C 0.872 D 0.879 D 0.007 No 

10. Newport Boulevard at 
Harbor Boulevard 

AM 0.717 C 0.746 C 0.752 C 0.006 No 
PM 0.767 C 0.802 D 0.81 D 0.008 No 

Source: LLG 2015a. 
Notes: Bold ICU/LOS or HCM/LOS values indicate adverse service levels based on the Cities of Costa Mesa and Newport Beach LOS standards. ICU = Intersection 

Capacity Utilization; HCM = Highway Capacity Manual; LOS = level of service; s/v = second per vehicle 
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Conclusion 

As demonstrated above, no significant traffic impacts would occur at any of  the study area intersections 
under the Existing Plus Project and Horizon Year Plus Project traffic conditions. Additionally, Traffic Impact 
Fees would be required of  the Proposed Project pursuant Standard Condition SC 3.16-1. 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 precise fee will be determined upon 
issuance of  project building permits. 

Traffic Signal Warrant Analysis 
As a part of  their Supplemental Traffic Assessment (see Appendix Ib), LLG conducted a traffic signal 
warrant analysis for the 17th Street/Pomona Avenue intersection using the California Department of  
Transportation Warrant 3 Peak Hour traffic signal warrant analysis, as specified in the California Manual of  
Uniform Traffic Control Devices. This method provides an indication of  whether peak-hour traffic 
conditions or peak-hour traffic volume levels are, or would be, sufficient to justify installation of  a traffic 
signal. The Warrant 3 Peak Hour traffic signal warrant has two parts: 

 Part A evaluates peak hour vehicle delay for traffic on the minor street approach with the highest delay.  

 Part B evaluates peak-hour traffic volumes on the major and minor streets. 

Table 21 presents the peak hour traffic signal warrants for 17th Street/Pomona Avenue intersection under the 
Existing Plus Project and Horizon Year 2016 Plus Project traffic conditions. As shown in the table, the 
Proposed Project would not significantly impact the 17th Street/Pomona Avenue intersection and a traffic 
signal is not warranted under either traffic scenario. The peak-hour signal warrant worksheets for this 
intersection are provided in the Supplemental Traffic Assessment (see Appendix Ib). Therefore, no significant 
impact would occur at this intersection and no mitigation measures are necessary. 

Table 21 Intersection Traffic Signal Warrant Analysis Summary 

Key Intersection Time Period 

Existing Plus Project Traffic Conditions Year 2016 Plus Project Traffic Conditions 
Par A of Warrant 3 

Satisfied? 
Par B of Warrant 3 

Satisfied? 
Par A of Warrant 3 

Satisfied? 
Par B of Warrant 3 

Satisfied? 

Pomona Avenue at 17th Street 
AM — No — No 
PM — No — No 

Source: LLG 2015b. 
 

Caltrans Intersections Analysis 
In conformance with the current Caltrans Guide for the Preparation of  Traffic Impact Studies, the potential 
impact of  existing and future vehicular traffic during the weekday AM and PM peak hours at seven state-
controlled (Caltrans) study are intersections within the project study area were evaluated using the HCM 2000 
operations method of  analysis. For signalized intersections, the HCM 2000 utilizes the criteria presented in 
Table 22 to determine LOS. 
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Table 22 Level of Service Criteria For Signalized Intersections (HCM Methodology) 

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 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. 

Source: LLG 2015a. 
 

A significant project impact occurs at a Caltrans study area intersection when the addition of  project-
generated trips causes the peak hour LOS of  the study intersection to change from acceptable operation 
(LOS D or better) to deficient operation (LOS E or F). 

Table 23 presents the delays and corresponding LOS for all Caltrans study area intersections for the Existing 
Without and Existing Plus Project traffic conditions. As shown in the table, all intersections operate and 
would continue to operate at acceptable LOS. Therefore, the Proposed Project would not result in any 
impacts to any of  the Caltrans study intersections and no mitigation measures are necessary.  
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Table 23 Existing Conditions Peak Hour Intersection Capacity Analysis at Caltrans Study Area 
Intersections 

Intersections 
Time 

Period 

Existing Without 
Traffic Conditions 

Existing Plus Project 
Traffic Conditions Impact: 

Yes/No HCM LOS HCM LOS 

1. Newport Boulevard at 17th Street AM 
PM 

38.5 sec/veh 
42.9 sec/veh 

D 
D 

39.0 sec/veh 
43.2 sec/veh 

D 
D 

No 
No 

2. Newport Boulevard at Hospital Road AM 
PM 

26.3 sec/veh 
32.6 sec/veh 

C 
C 

26.3 sec/veh 
32.6 sec/veh 

C 
C 

No 
No 

3. Superior Avenue/Balboa Boulevard at 
Coast Highway 

AM 
PM 

35.6 sec/veh 
40.0 sec/veh 

D 
D 

35.6 sec/veh 
40.1 sec/veh 

D 
D 

No 
No 

4. Newport Boulevard SB Ramp at Coast 
Highway 

AM 
PM 

20.7 sec/veh 
22.3 sec/veh 

C 
C 

20.9 sec/veh 
22.3 sec/veh 

C 
C 

No 
No 

5. Riverside Avenue at Coast Highway AM 
PM 

16.3 sec/veh 
25.7 sec/veh 

B 
C 

16.4 sec/veh 
25.8 sec/veh 

B 
C 

No 
No 

6. Newport Boulevard at 18th Street/ 
Rochester Street 

AM 
PM 

21.4 sec/veh 
26.9 sec/veh 

C 
C 

21.6 sec/veh 
27.3 sec/veh 

C 
C 

No 
No 

7. Newport Boulevard at Harbor Boulevard AM 
PM 

15.7 sec/veh 
17.5 sec/veh 

B 
B 

16.0 sec/veh 
17.9 sec/veh 

B 
B 

No 
No 

Source: LLG 2015a. 
Notes: HCM = Highway Capacity Manual; LOS = level of service; s/v = seconds per vehicle 

 

Table 24 presents the delays and corresponding LOS for all Caltrans study area intersections for the Horizon 
Year 2016 Without and Horizon Year 2016 Plus Project conditions. As shown in the table, all intersections 
operate and would continue to operate at acceptable LOS. Therefore, the Proposed Project would not result 
in any impacts to any of  the Caltrans study intersections and no mitigation measures are necessary. 
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Table 24 Horizon Year 2016 Conditions Peak Hour Intersection Capacity Analysis at Caltrans Study 
Area Intersections 

Intersections 

 
Time 

Period 

Horizon Year 2016 Without 
Project Traffic Conditions 

Horizon Year 2016 Plus 
Project Traffic Conditions 

Impact: Yes/No HCM LOS HCM LOS 

1. Newport Boulevard at 17th Street AM 
PM 

40.3 sec/veh 
46.0 sec/veh 

D 
D 

40.9 sec/veh 
46.6 sec/veh 

D 
D 

No 
No 

2. Newport Boulevard at Hospital Road AM 
PM 

27.2 sec/veh 
34.8 sec/veh 

C 
C 

27.1 sec/veh 
34.8 sec/veh 

C 
C 

No 
No 

3. Superior Avenue/Balboa Boulevard at 
Coast Highway 

AM 
PM 

36.4 sec/veh 
41.7 sec/veh 

D 
D 

36.5 sec/veh 
41.9 sec/veh 

D 
D 

No 
No 

4. Newport Boulevard SB Ramp at Coast 
Highway 

AM 
PM 

26.5 sec/veh 
24.1 sec/veh 

C 
C 

26.8 sec/veh 
24.2 sec/veh 

C 
C 

No 
No 

5. Riverside Avenue at Coast Highway AM 
PM 

17.9 sec/veh 
29.1 sec/veh 

B 
C 

18.0 sec/veh 
29.3 sec/veh 

B 
C 

No 
No 

6. Newport Boulevard at 18th 
Street/Rochester Street 

AM 
PM 

22.7 sec/veh 
30.2 sec/veh 

C 
C 

23.0 sec/veh 
31.0 sec/veh 

C 
C 

No 
No 

7. Newport Boulevard at Harbor Boulevard AM 
PM 

16.7 sec/veh 
19.4 sec/veh 

B 
B 

17.0 sec/veh 
19.9 sec/veh 

B 
B 

No 
No 

Source: LLG 2015a. 
Notes: HCM = Highway Capacity Manual; LOS = level of service; s/v = seconds per vehicle 

 

Site Access and Internal Circulation Analysis 
Access to the project site would be provided via one full access drive (Project Driveway A) along Pomona 
Avenue south of  17th Street, one full access drive (Project Driveway B) along 17th Street east of  Pomona 
Avenue, and one full egress/right-turn in access drive (Project Driveway C) along Superior Avenue south of  
17th Street. Due to the proximity of  Project Driveway C on Superior Avenue to the intersection of  
Commercial Way/Superior Avenue, left-turn ingress from Superior Avenue would be restricted. 

Table 25 summarizes the intersection operations for the three access drives under the Existing Year Plus 
Project and Horizon Year 2016 Plus Project traffic conditions. As shown in the table, the all three access 
drives are forecast to operate at LOS B or better during the AM and PM peak hours. Motorists entering and 
exiting the project site would be able to do so comfortably, safely, and without undue congestion. Therefore, 
no significant impacts would occur and no mitigation measures are necessary. 
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Table 25 Peak Hour Levels Of Service Summary at the Project Driveways 

Project Driveways 
Time 

Period 

Existing Plus Project  
Traffic Conditions 

Horizon Year 2016 Plus Project  
Traffic Conditions 

HCM LOS HCM LOS 

A. Pomona Avenue at Project  
Driveway A 

AM 
PM 

9.6 s/v 
9.9 s/v 

A 
A 

9.6 s/v 
9.9 s/v 

A 
A 

B. 17th Street at Project Driveway B  AM 
PM 

10.4 s/v 
10.4 s/v 

B 
B 

10.5 s/v 
10.6 s/v 

B 
B 

C. Superior Avenue at Project  
Driveway C 

AM 
PM 

13.8 s/v 
13.0 s/v 

B 
B 

14.1 s/v 
13.3 s/v 

B 
B 

Source: LLG 2015a. 
Notes: HCM = Highway Capacity Manual; LOS = level of service; s/v = seconds per vehicle 

 

Standard Conditions 
SC 3.16-1 The Project Applicant shall be responsible for the payment of  fees in accordance with Costa 

Mesa’s traffic impact fee program to mitigate project-generated traffic impacts (including 
regional traffic). 

b) Conflict with an applicable congestion management program, including, but not limited to level 
of service standards and travel demand measures, or other standards established by the county 
congestion management agency for designated roads or highways? 

Less Than Significant Impact. The County Congestion Management Program (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. Per the CMP guidelines, this number is based on 
the desire to analyze any impacts that will be 3.0 percent or more of  the existing CMP highway system 
facilities’ capacity.  

As noted above in Section 3.16(a), the Proposed Project is expected to generate 1,542 daily trips, and 
therefore, does not meet the criteria required for a CMP traffic analysis. Therefore, it is concluded that the 
Proposed Project would not have a significant impact on the CMP Highway System. No mitigation measures 
are necessary. 

c) Result in a change in air traffic patterns, including either an increase in traffic levels or a change 
in location that results in substantial safety risks? 

No Impact. The project site is approximately 3.5 miles southwest of  John Wayne Airport (JWA) and within 
the Airport Environs Land Use Plan (AELUP) Planning Area of  JWA (ALUC 2008). Although the project 
site is outside of  the JWA Impact and Safety Zones, it falls within the AELUP Height Restriction Zone and 
Federal Aviation Regulation Part 77 Notification Area for JWA (ALUC 2008). FAR Part 77 regulates building 
height restrictions in the vicinities of  airports to ensure structures and buildings do not adversely affect an 
airport or aeronautical operations, including interference with flight paths and procedures. 



W E S T S I D E  G A T E W A Y  P R O J E C T  I N I T I A L  S T U D Y  
C I T Y  O F  C O S T A  M E S A  

3. Environmental Analysis 

April 2015 Page 187 

The Proposed Project would not require notification to FAA in accordance with Section 77.9 of  the Federal 
Aviation Regulation because the project does not include any of  the construction or alteration activities listed 
under Section 77.9. Additionally, in accordance with Federal Aviation Regulation Part 77 (Objects Affecting 
Navigable Space), Section 77.13(a), notice to the Federal Aviation Administration (FAA) is required for any 
proposed structure more than 200 feet above ground level of  the development site. The proposed residential 
lofts and live/work units would not exceed approximately 40 feet in height. The Proposed Project would not 
require notification to FAA. Additionally, JWA’s runways are not aligned with or in proximity of  the project 
site; therefore, the Proposed Project would not result in a change in air traffic patterns.  

Therefore, project-related impacts on air traffic patterns for JWA would be less than significant and no 
mitigation measures are necessary. 

d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous 
intersections) or incompatible uses (e.g., farm equipment)? 

Less Than Significant Impact. Primary vehicular access to the project site would be provided via 17th 
Street and Pomona Avenue, with secondary access provided via Superior Avenue (see Figure 6, Conceptual Site 
and Landscape Plan). The two access drives off  of  17th Street and Pomona Avenue would be designed as full 
access drives (all vehicle turning movements permitted). The Superior Avenue access drive would be designed 
as full egress (left- and right-out permitted)/right-in only (no left-turn in from Superior Avenue) access drive. 
All three access drives would connect to a network of  internal private streets (various widths and 
configurations), which would provide vehicular access to the residential lofts and live/work units and be 
maintained by the future HOA. Some of  the private streets would include parking and a sidewalk on one or 
both sides of  the streets.  

Additionally, as stated in Section 1.4.3, Access, Circulation and Parking Improvements, offsite roadway 
improvements would also be implemented along the southern portion of  17th Street to accommodate the 
Proposed Project. The existing eastbound travel lane that abuts the project frontage (from Pomona Avenue to 
approximately the northeastern site boundary) would be widened to provide for an additional travel lane, as 
well as curb and gutter and sidewalk improvements. This improvement would help alleviate the bottle-neck 
effect near the northeastern site boundary. This circulation-related project design feature would be 
implemented by the project applicant and included as a condition of  approval for the Proposed Project. 

The City of  Costa Mesa and Costa Mesa Fire Department (CMFD) have adopted roadway design standards 
that preclude the construction of  any unsafe design features. The design and construction of  the Proposed 
Project’s access drives and all onsite internal private streets, as well as the 17th Street roadway improvements, 
would be required to adhere to the design standards of  the City’s Engineering Division and CMFD during the 
development review and building plan check. Compliance with these established design standards would 
ensure that hazards due to design features would not occur and that the locations of  the proposed access 
drives would not create a conflict for motorists, pedestrians, or bicyclists traveling along 17th Street, Pomona 
Avenue, Superior Avenue, or within the project site.  
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Additionally, the Proposed Project would provide a network of  narrow low-speed internal private streets that 
would be safe and walkable for pedestrians, while maintaining an efficient circulation system for vehicles. As 
shown in Figure 6, Conceptual Site and Landscape Plan, pedestrian crosswalks with enhanced paving would also 
be provided at key locations along various private streets; thereby, promoting driver awareness and pedestrian 
safety. Finally, the Proposed Project would also not include incompatible uses on area roadways.  

Internal Circulation Evaluation 
An internal circulation evaluation was conducted as a part of  the TIA prepared for the Proposed Project (see 
Appendix Ia). Evaluation of  the onsite circulation (see Figure 6, Conceptual Site and Landscape Plan) was 
performed using the Turning Vehicle Templates, developed by Jack E. Leisch & Associates and AutoTURN 
for AutoCAD computer software that simulates turning maneuvers for various types of  vehicles. The turning 
templates were utilized to ensure that full-sized trucks, small service/delivery trucks (i.e., UPS, FedEx, and 
trash trucks), fire trucks and passenger vehicles could properly access and circulate through the project site. 
Based on the internal circulation evaluation conducted, curb return radii were confirmed and are generally 
adequate for small service/delivery trucks (Fedex, UPS), trash trucks, large delivery trucks, and fire trucks. 
Figures 9-1 (SU-30 Truck Turning Analysis), 9-2 (Fire Truck Turning Analysis), and 9-3 (WB-40 Truck 
Turning Analysis) of  the TIA present the turning movements required of  a small truck (SU-30), a fire truck, 
and a large truck (WB-40) to circulate throughout the site, respectively. As a part of  the project approval and 
as standard requirement by the City, a detailed onsite signing and striping plan would developed and reviewed 
by the City’s Engineering Division to ensure vehicular conflicts are minimized at key internal intersections, 
especially those first encountered as a vehicle enters the project site from 17th Street and Pomona Avenue.  

Sight Distance Evaluation 
A sight distance evaluation was conducted as a part of  the TIA prepared for the Proposed Project (see 
Appendix Ia). At 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 access drives was based on the criteria and procedures set forth by the 
California Department of  Transportation (Caltrans) in the State’s Highway Design Manual (HDM). 

The Caltrans HDM, in Section 405.1(2)(c), page 400-22, 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 (Sight 
Distance Standards)...”, 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 percent 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 HDM is used in determining stopping sight distance based on the 
critical speed of  vehicles on the affected roadway. 
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For sight distance evaluation, a design speed of  35 miles per hour for Superior Avenue and 17th Street was 
utilized, whereas a design speed of  30 miles per hour was used for Pomona Avenue. Using Table 201.1 in the 
Caltrans HDM for stopping, a minimum stopping sight distance of  200 feet and 250 feet applies based on the 
critical speed of  30 mph and 35 mph, respectively. 

Figures 9-4 (Stopping Sight Distance Analysis: Pomona Avenue and Project Driveway A), 9-5 (Stopping Sight 
Distance Analysis: 17th Street and Project Driveway A), and 9-6 (Stopping Sight Distance Analysis: Superior 
Avenue and Project Driveway C) of  the TIA present the results of  the sight distance evaluation for the 
project access drives on Pomona Avenue, 17th Street and Superior Avenue, respectively, based on the 
application of  the stopping sight distance criteria. The figures illustrate the limited use areas. As shown in 
these figures, the sight lines at the proposed access drives are expected to be adequate if  obstructions within 
the sight triangles are minimized. 

As shown in Figure 9-4, the sight lines for Project Driveway A at Pomona Avenue are expected to be 
adequate provided there are no permanent obstructions to the north or south of  this access drive. Red curb 
markings are currently installed at the existing access drive along Pomona Avenue, which addresses current 
sightline issues. However, subject to final review and approval by the City Traffic Engineer, the red curb along 
Pomona Avenue may need to be adjusted accordingly based on the proposed sight line figures and location of  
Project Driveway A. 

For the Project Driveway’s B and C, as shown in Figures 9-5 and 9-6, respectively, sight lines are adequate as 
there are no permanent obstructions proposed on either side of  these proposed driveways within the limited 
use areas. To ensure adequate sight distance is provided at these access drives, landscaping and/or hardscape 
on the left and right side of  either access drive would 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. 

To ensure that no sight distance impacts would occur at the 17th Street, Pomona Avenue, and Superior 
Avenue access drives, the project applicant would be required to implement the recommendations provided in 
the TIA, which would be ensured through the City’s development review process. Therefore, impacts 
resulting from hazards due to any roadway or circulation design features, or incompatible uses, would be less 
than significant and no mitigation measures are necessary. 

e) Result in inadequate emergency access? 

Less Than Significant Impact. As outlined above, the Proposed Project would introduce new on- and 
offsite roadway and circulation improvements to the project site area. To address fire and emergency access 
needs, the internal private streets and drive aisles would be designed and constructed in accordance with all 
applicable CMFD design standards for emergency access (e.g., minimum lane width and turning radius for 
emergency vehicles). The Proposed Project would also be required to incorporate all applicable design and 
safety requirements as set forth in the most current adopted fire codes, building codes, and nationally 
recognized fire and life safety standards of  the City of  Costa Mesa and CMFD, such as those outlined in Title 
7, Chapter 2 (Fire Prevention) of  the City’s Municipal Code, which incorporates by reference the California 
Fire Code. Compliance with these codes and standards is ensured through the City’s and CMFD’s 
development review and building permit process.  
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Additionally, during the development review and building permit process, the City would coordinate with 
CMFD to ensure that the necessary fire prevention and emergency response features are incorporated into 
the Proposed Project and that adequate circulation and access is provided within the traffic and circulation 
components of  the Proposed Project. All site and building improvements proposed under the project would 
be subject to review and approval by the City and CMFD prior to building permit and certificate of  
occupancy issuance. As also noted in Section 3.16(d), based on the internal circulation evaluation conducted, 
curb return radii were confirmed and are generally adequate for small service/delivery trucks (Fedex, UPS), 
trash trucks, large delivery trucks, and fire trucks. 

Furthermore, it is not anticipated that the Proposed Project would require major road closures or otherwise 
impact the functionality of  17th Street, Pomona Avenue, and Superior Avenue as a public safety access routes. 
However, sidewalk improvements and undergrounding of  utility lines, as well as the 17th Street roadway 
improvements (provision of  an additional eastbound travel lane), would be required within the Pomona 
Avenue and 17th Street right-of-ways, which would require temporary lane closure of  small portions of  these 
roads. However, any lane closure(s) would be temporary and would only be necessary throughout the 
duration of  construction activities associated with the street improvements. Additionally, Standard Condition 
SC 3.8-1 requires the project applicant to submit a Construction Management Plan to the City prior to 
issuance of  grading permits. The plan would be implemented through the duration of  the 17th Street 
roadway improvement activities and would identify all necessary traffic control measures and signs to 
minimize obstruction of  through-traffic lands and provide temporary traffic controls while construction 
activities are occurring. 

Therefore, impacts related to emergency access would be less than significant and no mitigation measures are 
necessary. 

f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian 
facilities, or otherwise decrease the performance or safety of such facilities? 

Less Than Significant Impact. Following is a discussion of  the Proposed Project’s impacts on public 
transit and pedestrian and bicycle facilities.  

Public Transit 
As an alternative to automobile travel for project residents, OCTA provides public transit bus service in the 
City of  Costa Mesa, including the project site. One OCTA bus route operates in the project area: Route 55. 
The nearest bus stops to the project site for Route 55 are located along the southern side of  17th Street, near 
the northwestern project boundary (see photo location 4a-4 of  Figure 4a, Site Photographs) and at the 
northwest corner of  the 17th Street/Superior Avenue intersection, just east of  the project site; both bus stops 
are within walking distance of  the project site. 

Improvements would be made to the existing OCTA bus stop located near the northwestern site boundary. 
Currently, the bus stop includes a bus stop sign, bench, and trash receptacle. The 17th Street roadway 
improvements identified above (provision of  an additional eastbound travel lane) would include removal and 
relocation of  the bus stop from its existing location; requiring both a temporary relocation of  the bus stop 
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through the duration of  the 17th Street roadway improvement phase (if  determined necessary by OCTA) and 
a permanent relocation once the roadway improvement phase is completed.  

During construction, OCTA would either add a temporary bus stop somewhere along the south side of  17th 
Street in proximity of  the project site, or temporarily discontinue service at this location. If  the bus stop is 
temporarily relocated, the location it is not known at this time. Upon completion and dedication of  the 17th 
Street roadway improvements, a new permanent bus stop and pad (no bus turnout needed) similar to the 
current bus stop and pad would be installed near its existing location, just a few feet further south; however, 
the new bus stop and pad (bus turnout needed) may be relocated west of  the project site along 17th Street on 
property currently owned or controlled by the City, subject to approval of  OCTA and the City’s 
Transportation Division. The project applicant would coordinate with OCTA and the City’s Transportation 
Division on the relocation efforts of  both the temporary (if  required) and permanent bus stop and pads. This 
transit-related improvement would be included as a condition of  approval for the Proposed Project. 

These bus stops for Route 55 and others in proximity of  the project site along Newport Boulevard (which 
serve OCTA Routes 71 and 173) currently serve and would continue to serve the project site. Safe access to 
the bus stops from within the site would be provided via the project’s pedestrian paths internal to the site and 
along the Pomona Avenue and 17th Street public sidewalk. 

Additionally, based on the CMP guidelines, person transit trips are typically estimated using a 1.4 factor to 
convert total vehicle trips to person trips, and a 3.5 percent factor to convert person trips to total transit trips. 
As shown in Table 18, Project Trip Generation Summary, the Proposed Project is forecast to generate 
approximately 944 daily vehicle trips. Based on the CMP guidelines, and the proximity of  the various land 
uses in relation to available transit in the project vicinity, the Project is forecast to generate approximately 46 
transit trips. Since the Proposed Project’s transit trips are not substantial and can be accommodated by 
existing transit service in the project vicinity, no significant CMP transit impacts are forecast to occur.  

Therefore, project implementation would not conflict with adopted policies, plans, or programs regarding 
public transit. Impacts would be less than significant and no mitigation measures are necessary. 

Bicycle or Pedestrian Circulation and Facilities 
Bicycle  

Under current conditions, there are no dedicated bicycle lanes, paths or routes provided along 17th Street, 
Pomona Avenue, or Superior Avenue in the project vicinity. Therefore, development of  the Proposed Project 
would not interfere with any existing bicycle facilities. However, under the Proposed Project, bicycle racks 
would be provided near the 17th Street and Pomona Avenue access drives in accordance with the provisions 
of  Section 5.106.4 (Bicycle Parking) of  the California Green Building Standards Code.  

Therefore, project implementation would not conflict with adopted policies, plans, or programs regarding 
bicycle circulation or facilities. No impacts would occur and no mitigation measures are necessary. 
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Pedestrian  

A curb-adjacent public sidewalk (approximately 10-feet wide) runs along the entire stretch of  the western site 
boundary along Pomona Avenue and a portion of  the northern site boundary, along 17th Street (see Figures 
4a, Site Photographs, and 4b, Site Photographs). Due to the potential undergrounding of  the existing 
electrical lines along the Pomona Avenue project frontage that would be undertaken with the Proposed 
Project (which is discussed in detail below), some improvements would be made to this public sidewalk. 
Specifically, the undergrounding efforts could require that portions or the entirety of  this public sidewalk be 
demolished and replaced; landscape improvements would also be provided along this public sidewalk, 
including the installation of  a landscaped parkway, which would enhance the pedestrian experience and safety 
along these sidewalks (see Figure 6).  

The Proposed Project would also improve the public sidewalk condition along the southern portion of  17th 
Street, which forms the northern site boundary; currently, the public sidewalk starts at the 17th 
Street/Pomona Avenue intersection and terminates approximately 165 feet west of  the intersection at the 
existing project site access drive (see Figure 4a). The existing, partial sidewalk would be demolished and a new 
sidewalk would be constructed along the entire stretch of  the 17th Street project frontage as a part of  the 
17th Street roadway improvements (provision of  an additional eastbound travel lane, which is discussed in 
detail below) that would be undertaken with the Proposed Project; thereby, connecting the new sidewalk to 
the existing sidewalk east of  and abutting the project site near the northeastern site boundary (see photo 
location 4a-1 of  Figure 4a). Landscape improvements would also be provided along this public sidewalk, 
including the installation of  a landscaped parkway, which would enhance the pedestrian experience and safety 
along these sidewalks (see Figure 6). 

Upon project completion, the public sidewalks along Pomona Avenue and 17th Street would continue to 
serve the project site and surrounding communities and land uses. The public sidewalks would connect to the 
project site’s internal pedestrian walkways at key locations along the 17th Street and Pomona Avenue project 
frontages. The series of  internal pedestrian walkways would also link the proposed central park to a series of  
paseos and courtyards and to 17th Street and Pomona Avenue. Pedestrian crosswalks with enhanced paving 
would also be provided at key locations along various private streets. 

Therefore, project implementation would not conflict with adopted policies, plans, or programs regarding 
pedestrian circulation or facilities. No impacts would occur and no mitigation measures are necessary. 

3.17 UTILITIES AND SERVICE SYSTEMS 
The analysis in this section is based partly on the following technical studies, which is included as Appendix F 
to this Initial Study:  

 Preliminary Hydrology Report, RBF Consulting, February 2015.  
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a) Exceed waste water treatment requirements of the applicable Regional Water Quality Control 
Board? 

Less Than Significant Impact. SARWQCB issued a National Pollutant Discharge Elimination System 
(NPDES) permit, which includes the City of  Costa Mesa as a Permittee. The NPDES permit implements 
federal and state law governing point source discharges (a municipal or industrial discharge at a specific 
location or pipe) and nonpoint source discharges (diffuse runoff  of  water from adjacent land uses) to surface 
waters of  the United States. Implementation of  the Proposed Project would decrease wastewater generation 
by 8,457 gallons per day compared to the existing industrial and commercial uses onsite; refer to Table 26, 
Project Wastewater Generation, in Section 3.17(b). The decrease in wastewater generation would also decrease 
overall demand for wastewater treatment. Therefore, given the nature and scope of  the proposed land uses, 
development in accordance with the Proposed Project would not cause an exceedance of  wastewater 
treatment requirements of  SARWQCB. 

Additionally, while the City of  Costa Mesa operates the local wastewater collection system that serves the 
project site, wastewater generated in the City flows through this system via regional trunk lines to the Orange 
County Sanitation District (OCSD) wastewater treatment plants in Fountain Valley and Huntington Beach, 
which have a combined primary treatment capacity is 372 MGD (OCSD 2009). The wastewater treatment 
plants, as well as the regional trunk lines, are owned and operated by OCSD. OCSD is required by federal and 
state law to meet applicable standards of  treatment plant discharge requirements. Specifically, OCSD’s 
wastewater treatment plants are subject to a National Pollution Discharge Elimination System (NPDES) 
Permit (No. CA0110604) issued by SARWQCB in 2012 under Order No. RS-2012-0035 (OCSD 2012); the 
NPDES permit regulates the amount and type of  pollutants that the system can discharge into receiving 
waters. OCSD’s wastewater treatment system is currently operating and will continue to operate subject to 
state waste discharge requirements and federal NPDES permit requirements, as set forth in the 
aforementioned permit and order numbers. The wastewater that would be generated by the Proposed Project 
(although less than that generated by the existing industrial and commercial uses onsite) and treated by OCSD 
would not impede OCSD’s ability to continue to meet its wastewater treatment requirements. 

Therefore, impacts on SARWQCB’s and OCSD’s wastewater treatment requirements would be less than 
significant and no mitigation measures are necessary. 

b) Require or result in the construction of new water or waste water treatment facilities or 
expansion of existing facilities, the construction of which could cause significant environmental 
effects? 

Less Than Significant Impact. Following is a discussion of  the Proposed Project’s impacts on water and 
wastewater treatment facilities.  

Water Demand and Treatment Facilities 
Water is supplied to the City of  Costa Mesa (including the project site) by the Mesa Consolidated Water 
District (MCWD). According to MCWD’s 2010 Urban Water Management Plan (UWMP), MCWD’s main 
sources of  water supply are clear and colored groundwater pumped from wells within the Orange County 
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Basin and imported water from Metropolitan Water District of  Southern California (MWD) through 
Municipal Water District of  Orange County. Colored water is treated at the Colored Water Treatment Facility 
(CWTF) and imported water is treated at the Robert D. Diemer Treatment Plant (DTP). The CWTF has a 
capacity of  8.6 million gallons per day (MGD), while the DTP has a capacity of  520 MGD (MCWD 2011). 
Water treatment facilities filter and/or disinfect water before it is delivered to customers. Once treated, the 
water is than supplied MCWD, who then supplies it to land uses within the City. 

As shown in Table 26, the average water demand of  the Proposed Project would be approximately 94,343 
gallons per day (gpd) compared to 47,624 gpd for the existing light industrial and commercial uses onsite. 
Therefore, the Proposed Project would generate a net water demand increase of  46,719 gpd. The increase in 
water demand would increase demand for water treatment and conveyance.  

Table 26 Project Water Demand 
Land Use Units Water Demand Factor (in gpd) Average Water Demand (in gpd) 

Existing Land Uses 
General Industrial/Manufacturing  143,572 sf 634 gpd/1,000sf 45,512 gpd1 
Commercial 9,600 sf 0.22 gpd/sf 2,112 gpd 
Total 153,172 sf — 47,624 gpd 
Proposed Project 
Residential 177 du (483 residents) 178.9 gpd/capita 86,409 gpd 
Commercial 36,067 sf 0.22 gpd/sf 7,934 gpd 
Total  — — 94,343 gpd 
Net Change — — +46,719 
Sources: Industrial/manufacturing water generation factor: SCAQMD 2011; commercial water generation factor: Recent City IS/MNDs; residential water generation 

factor: MCWD 2011. 
Notes: gpd = gallons per day; sf = square feet; du = dwelling units; gpy/1,000sf = gallons per year per 1,000 square feet; gpd/1,000sf = gallons per day per 1,000 

square feet.  
1 The General Industrial/Manufacturing gpd quantity shown is 50 percent of the total generation that could occur if the building square footage for this use was fully 

occupied; however, approximately only 50 percent of the existing General Industrial/Manufacturing building square footage is currently occupied.  
 

The additional water demand of  46,719 gpd under the Proposed Project would be a negligible increase in 
terms of  impacting the CWTF and DTP; as noted above, the CWTF has a capacity of  8.6 MGD and the 
DTP has a capacity 520 MGD. Based on the capacity of  these water treatment facilities, there is adequate 
water treatment capacity in the region for the Proposed Project’s forecast water demand. Therefore, 
implementation of  the Proposed Project would not require or result in the construction of  new water 
treatment facilities or expansion of  existing facilities. No significant impacts would occur and no mitigation 
measures are necessary. 

Wastewater Demand and Treatment Facilities 
The Costa Mesa Sanitary District (CMSD) provides wastewater collection service to the existing uses onsite 
and would provide wastewater service for the proposed residential lofts and live/work units. Wastewater 
collected by CMSD is sent to OCSD’s wastewater treatment plants in Fountain Valley and Huntington Beach. 
According to OCSD’s wastewater treatment plants operational data, the average combined effluent treated at 
both plants (2009) totals approximately 211 million gallons daily (OCSD 2009). As noted above, OCSD 
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operates under an NPDES ocean discharge permit issued by SARWQCB. OCSD’s present combined primary 
treatment capacity is 372 MGD (OCSD 2009), resulting in a remaining capacity of  161 MGD. 

As shown in Table 27, the existing light industrial and commercial land uses generate approximately 47,462 
ppd, while the Proposed Project would generate approximately 39,005 gpd; this would equate to a net 
decrease of  8,457 gpd compared to exiting conditions.  

Table 27 Project Wastewater Generation 
Land Use Units Generation Rate (in gpd) Average Wastewater Generation (in gpd) 

Existing Land Uses 
General Industrial/Manufacturing  143,572 sf 634 gpd/1,000sf 45,512 gpd1 
Commercial 9,600 sf 203 gpd/1,000sf 1,949 gpd 
Total 153,172 sf — 47,462 gpd 
Proposed Project 
Residential 177 du (483 residents) 179 gpd/du 31,683 gpd 
Commercial 36,067 sf 203 gpd/1,000sf 7,322 gpd 
Total  — — 39,005 
Net Change — — -8,457 gpd 
Sources: Industrial/manufacturing, commercial and residential generation factor: SCAQMD 2011. 
Notes: gpd = gallons per day; sf = square feet; du = dwelling units; gpy/1,000sf = gallons per year per 1,000 square feet; gpd/1,000sf = gallons per day per 1,000 
square feet; gpy/du = gallons per year per dwelling unit.  
1  The General Industrial/Manufacturing GPD quantity shown is 50 percent of the total generation that could occur if the building square footage for this use was fully 

occupied; however, only approximately only 50 percent of the existing General Industrial/Manufacturing building square footage is currently occupied.  
 

The decrease in wastewater generation under the Proposed Project would lead to a decreased demand for 
wastewater treatment at OCSD’s wastewater treatment plants in Fountain Valley and Huntington Beach. 
Additionally, based on the existing capacity of  these wastewater treatment plants noted above, there is 
sufficient wastewater treatment capacity in the region for the Proposed Project’s forecast wastewater 
generation. 

Therefore, project development would not require construction of  new or expanded wastewater treatment 
facilities. No significant impacts would occur and no mitigation measures are necessary. 

c) Require or result in the construction of new storm water drainage facilities or expansion of 
existing facilities, the construction of which could cause significant environmental effects? 

Less Than Significant Impact. As concluded above in Section 3.9(d) and demonstrated in the Preliminary 
Hydrology Report that was prepared for the Proposed Project (see Appendix F), post-development runoff  
from the project site would be adequately handled by the Proposed Project’s drainage system. In fact, as 
shown in the report, the amount of  runoff  under both the 25- and 100-year frequency storm events would 
slightly decrease under the proposed conditions. The Proposed Project would therefore not result in any net 
increase in runoff  leaving the project site, and therefore not contribute postdevelopment runoff  in a manner 
that would impact the capacity of  the local stormwater drainage systems.  
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Additionally, the Proposed Project’s drainage improvements would be subject to compliance with the City’s 
Master Drainage Plan (pursuant to Standard Condition SC 3.17-1 and Chapter III [Drainage] of  the City’s 
Municipal Code) and review/approval by the City’s Engineering Division. Chapter III also establishes a 
drainage fee for development within the City that would require construction of  additional drainage facilities. 
The drainage fee would be imposed “on a pro rata, per acre basis, upon any parcel or other piece of  property 
for which an owner, developer or other applicant has requested approval to develop or redevelop, or to 
construct or reconstruct any structure upon such property, prior to, and as a condition of, approval being 
granted for such development or construction.” During the City’s development review process, the project 
applicant would be required to pay the required drainage fee. 

Therefore, development of  the Proposed Project would not require or result in the construction of  new 
storm water drainage facilities or expansion of  existing facilities. No significant impacts on the local 
stormwater drainage systems would occur and no mitigation measures are necessary. 

Standard Conditions  
SC 3.17-1  Prior to approval of  Plans, the Project shall fulfill the City of  Costa Mesa Drainage 

Ordinance No 06-19 requirements.  

d) Have sufficient water supplies available to serve the project from existing entitlements and 
resources, or are new or expanded entitlements needed? 

Less Than Significant Impact. As noted above in Section 3.17(b), water is supplied to the City of  Costa 
Mesa (including the project site) by MCWD. As shown in Table 26, Projected Water Demand, the Proposed 
Project would require approximately 94,343 gpd, which is a net increase of  46,719 gpd compared to existing 
conditions onsite.  

However, the projected water demand under the Proposed Project would be adequately supplied by MCWD’s 
existing water supplies. Water supply projections for MCWD under normal, single dry, and multiple dry year 
conditions are presented in Tables 3-12 (Projected Normal Water Supply and Demand [AFY], Table 3-13 
(Projected Single-Dry Year Water Supply and Demand [AFY]), and Table 3-14 (Projected Multiple Dry Year 
Period Supply and Demand [AFY]), respectively, of  MCWD’s 2010 UWMP. As stated in the 2010 UWMP 
(see pages 3-19), MCWD is capable of  providing its customers all their demands with significant reserves in 
multiple dry years from 2015 through 2035 (MCWD 2011). Therefore, MCWD’s water supplies are expected 
to be adequate to meet all City demands, including those of  the Proposed Project, and the Proposed Project 
would not require MCWD to obtain new or expanded water supplies. 

Additionally, the Proposed Project’s water supply increase is also not considered substantial since the project 
would be consistent with the Mesa West Bluff ’s Urban Plan, which implements the City’s General Plan; the 
City’s General Plan forms the MCWD’s basis for evaluating the service area’s future water demands as a part 
of  its 2010 UWMP.  
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Furthermore, the Proposed Project’s landscape plan would also be required to designed and implemented in 
accordance with the water-efficient landscape requirements outlined in the City’s Water Efficient Landscape 
Guidelines. The general purpose of  the Water Efficient Landscape Guidelines is to promote the design, 
installation, and maintenance of  landscaping in a manner that conserves regional water resources by ensuring 
that landscaping projects are not unduly water-needy and that irrigation systems are appropriately 
implemented to minimize water waste (Costa Mesa 2010). As also noted in Section 1.4.5, Sustainability, the 
Proposed Project would be designed to include a number of  sustainability features (which would in turn help 
reduce water usage), including the minimization of  water usage through the use of  native planting, efficient 
irrigation systems, and high-efficiency restroom and kitchen fixtures. 

Finally, the Proposed Project would be required to comply with the provisions of  the 2010 California Green 
Building Standards Code (CALGreen; Section 10-6 [California Green Building Code Adopted] of  the City’s 
Municipal Code), which contains requirements for indoor water use reduction and site irrigation 
conservation. 

Therefore, impacts on water supplies as a result of  project development would be less than significant and no 
mitigation measures are necessary. 

e) Result in a determination by the waste water treatment provider, which serves or may serve the 
project that it has adequate capacity to serve the project’s projected demand in addition to the 
provider’s existing commitments? 

Less Than Significant Impact. Project impacts on wastewater treatment and capacity are discussed above 
in Section 3.17(b). As concluded in Section 3.17(b), the Proposed Project would decrease wastewater 
generation over existing conditions by approximately 8,457 mgd, which would also lead to a decrease in 
wastewater treatment capacity for OCSD’s wastewater treatment plants. Therefore, impacts on wastewater 
treatment and capacity would be less than significant and no mitigation measures are necessary. 

f) Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid 
waste disposal needs? 

Less Than Significant Impact. Following is a discussion of  the impacts on landfill capacity resulting from 
the Proposed Project’s operation and construction phases.  

Operational-Related Solid Waste Generation 
All solid waste generated in the City of  Costa Mesa is collected by the Costa Mesa Sanitary District and taken 
to one of  the following solid waste facilities and landfills that currently serve the City:  

 Antelope Valley Public Landfill 

 Azusa Land Reclamation Co. Landfill 

 California Street Landfill 

 Chiquita Canyon Sanitary Landfill 

 Commerce Refuse-to-Energy Facility 
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 El Sobrante Landfill 

 Frank R. Bowerman Sanitary Landfill 

 Lancaster Landfill and Recycling Center 

 Landers Sanitary Landfill 

 Olinda Alpha Sanitary Landfill 

 Prima Deshecha Sanitary Landfill 

 Simi Valley Landfill & Recycling Center 

 Southeast Resource Recovery Facility 

As of  2013, the Azusa Land Reclamation Co. Landfill, Frank R. Bowerman Sanitary Landfill, and Olinda 
Alpha Sanitary Landfill accepted 98 percent of  the City’s total solid waste (102,212.44 tons)(CalRecycle 
2015a). Table 28 provides the location and capacity details for each of  the major landfills serving the City.  

Table 28 Landfill Capacities 

Landfill Location 
Remaining Capacity (in 

tons)1 
Maximum Permitted  

Daily Disposal (in tons) Estimated Closure Date 
Azusa Land 

Reclamation Co. 
Landfill 

1211 West Gladstone Street 
Azusa, CA 91702 27,301,466 8,000 2045 

Frank R. Bowerman 
Sanitary Landfill 

11002 Bee Canyon Access Road 
Irvine, CA 92618 108,650,000 11,500 2054 

Olinda Alpha 
Sanitary Landfill 

1942 Valencia Avenue,  
Brea, Orange County 20,446,543 8,000 2021 

Total  — 156,398,009 27,500 — 
Sources: CalRecycle 2015b, 2015c, 2015d.  
1 Remaining capacity was converted from cubic yards, as provide by CalRecycle, to tons. One cubic yard of trash and soil contains approximately 0.53 ton of trash. 

 

As shown in Table 29, the Proposed Project would generate approximately 2,643 pounds per day (ppd). The 
existing general light industrial and commercial uses onsite generate approximately 407 ppd. Therefore, 
buildout of  the Proposed Project would increase solid waste generation onsite by approximately 2,236 ppd. 
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Table 29 Project Solid Waste Generation 
Land Use Units Generation Rate (ppd) Average Solid Waste Generation (ppd) 

Existing Land Uses 
General Industrial/Manufacturing 143,572 sf 5 ppd/1,000sf 359 ppd* 
Commercial 9,600 sf 5 ppd/1,000sf 48 ppd 

Total 153,172 sf — 407 ppd 

Proposed Project 
Residential 177 du (483 residents) 5.1 ppd/resident 2,463 ppd 
Commercial 36,067 sf 5 ppd/1,000sf 180 ppd 
Total  — — 2,643 ppd 

Net Change — — +2,236 ppd 
Sources: Residential solid waste generation factor: CalRecycle 2013a; commercial solid waste generation factor CalRecycle 2013b; industrial/manufacturing solid waste 

generation factor CalRecycle 2013c 
Notes: ppd = pounds per day; sf = square feet; du = dwelling units; ppd/1,000sf = pound per day per 1,000 square feet; ppd/resident = pounds per day per resident 
1 The General Industrial/Manufacturing GPD quantity shown is 50 percent of the total generation that could occur if the building square footage for this use was fully 

occupied; however, only approximately only 50 percent of the existing General Industrial/Manufacturing building square footage is currently occupied. 

 

The Proposed Project’s increased solid waste generation would contribute to incrementally shortening the 
lifespan of  the landfills that serve the City, identified above. However, given the Proposed Project’s scale, and 
since the City would continue to comply with the existing regulatory framework for reducing solid waste 
disposal volumes (see response to Section 3.17[g], below), it is anticipated that the landfills serving the City 
would have the capacity to accommodate the Proposed Project’s waste disposal needs. Additional, as shown 
in the Table 28, Landfill Capacities, current landfill capacities of  the major landfills serving the City have 
adequate remaining capacity to serve the Proposed Project’s operational-related solid waste disposal needs 
and would not require additional landfill capacity. 

Furthermore, the Proposed Project would be required to comply with all applicable laws and regulations 
governing solid waste and recycling, including those listed below in Section 3.17(g); thereby, helping reduce 
the amount of  solid waste that would go to landfills. 

Finally, the Proposed Project would be subject to compliance with Standard Conditions SC 3.17-2 and SC 
3.17-3, which address solid waste disposal and consultation with the Costa Mesa Sanitary District.  

Therefore, no significant operational-related impacts on landfill capacity would occur and no mitigation 
measures are necessary. 

Construction-Related Solid Waste Generation 
The Proposed Projects construction activities (which include demolition of  buildings, structures, and 
hardscape improvements; removal of  existing trees; site grading; infrastructure and landscape improvements; 
and building construction) would result in a temporary generation of  solid waste. As demonstrated in Table 
28, Landfill Capacities, there is adequate landfill capacity in the region to serve the Proposed Project’s 
construction-related solid waste needs, and project construction activities would not require additional landfill 
capacity. Additionally, solid waste generated during the Proposed Projects construction phase would be 
temporary and would cease upon completion of  the construction phase. 
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During the Proposed Project’s demolition phase, some of  the building materials, such as concrete and 
asphalt, would be recycled and reused onsite for various site improvements (e.g., private street and parking 
area paving), or be sent to a recycling facility. Furthermore, the Proposed Project would be required to 
comply with the provisions of  the 2010 California Green Building Standards Code (CALGreen; incorporated 
by reference in Chapter 15.22 [Green Building Standards Code] of  the City’s Municipal Code), which outlines 
requirements for construction waste reduction, material selection, and natural resource conservation. 

Therefore, no significant construction-related impacts on landfill capacity would occur and no mitigation 
measures are necessary. 

Standard Conditions 
SC 3.17-2 Unless an offsite trash hauler is being used, the Applicant shall contact the Costa Mesa 

Sanitary District to pay trash collection program fees and arrange for service for all new 
residences. Residences using bin or dumpster services are exempt from the requirement. 

SC 3.17-3 The Applicant shall contact Costa Mesa Sanitary District for any additional district 
requirements. 

g) Comply with federal, state, and local statutes and regulations related to solid waste? 

Less Than Significant Impact. See response to Section 3.17(f), above. 

The following federal and state laws and regulations govern solid waste disposal. The EPA administers the 
Resource Conservation and Recovery Act of  1976 and the Solid Waste Disposal Act of  1965, which govern 
solid waste disposal. In the State of  California, Assembly Bill 939 (Integrated Solid Waste Management Act 
of  1989; Public Resources Code 40050 et seq.) required every California city and county to divert 50 percent 
of  its waste from landfills by the year 2000 by such means as recycling, source reduction, and composting. In 
addition, AB 939 requires each county to prepare a countywide siting element specifying areas for 
transformation or disposal sites to provide capacity for solid waste generated in the county that cannot be 
reduced or recycled for a 15-year period. AB 1327, the California Solid Waste Reuse and Recycling Access Act 
of  1991, requires local agencies to adopt ordinances mandating the use of  recyclable materials in 
development projects. There are 31 solid waste diversion programs in the City of  Costa Mesa, including 
composting, recycling, policy incentives, source reduction, special waste materials, and public education 
(CalRecycle 2013d).  

Compliance with AB 939 is measured in part by actual disposal rates compared to target disposal rates; actual 
rates at or below target rates are consistent with AB 939. Actual disposal rates for the City of  Costa Mesa in 
2013, the latest year for which data is available, were 5.1 pounds per day (ppd) per resident and 7.1 ppd per 
employee; target disposal rates were 8.5 ppd per resident and 11.3 ppd per employee (CalRecycle 2013e). 
Therefore, disposal rates in the City of  Costa Mesa in 2013 were consistent with AB 939. The Proposed 
Project would be required to comply with all applicable laws and regulations governing solid waste and 
recycling, including those listed above, and in doing so, not affect the City’s ability to continue to meet the 
required AB 939 waste diversion requirements.  
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Additionally, the commercial uses of  the live/work units may choose to conduct their own source separation 
activities and either self-haul to a recycling center or contract for pick up with a source-specific recycling 
company. Such activities enable businesses to reduce their solid waste trash collection and costs by reducing 
their bin size(s) and/or frequency of  trash pickup. 

Therefore, impacts related to solid waste statutes and regulations would not occur and no mitigation measures 
are necessary. 

3.18 MANDATORY FINDINGS OF SIGNIFICANCE 
a) Does the project have the potential to degrade the quality of the environment, substantially 

reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to drop below 
self-sustaining levels, threaten to eliminate a plant or animal community, reduce the number or 
restrict the range of a rare or endangered plant or animal or eliminate important examples of the 
major periods of California history or prehistory? 

Less Than Significant Impact With Mitigation Incorporated. As shown in Figures 3, Aerial Photograph, 
and 4a and 4b, Site Photographs, the project site is currently developed with a number of  buildings, structures, 
and site improvements associated with light industrial and commercial uses. The project site is in a fully 
developed, urbanized area of  the City; surrounding land uses consist of  commercial and light industrial uses 
to the north, south, west, and southeast, and live/work units under construction to the east (see Figure 3). 
The project site does not contain any sensitive natural resources that could be disturbed as a result of  project 
development. As demonstrated in Section 3.4, Biological Resources, the Proposed Project would not result in the 
reduction of  the habitat of  fish or wildlife species; cause a fish or wildlife population to drop below self-
sustaining levels; threaten to eliminate a plant or animal community; or reduce the number or restrict the 
range of  a rare or endangered plant or animal. Impacts to nesting habitat for migratory birds would be 
reduced to a less than significant level with implementation of  Mitigation Measure BIO-1 (see Section 3.4[d], 
above). Additionally, as demonstrated in Section 3.5, Cultural Resources, no historic resources were identified 
onsite; therefore, the Proposed Project does not have the potential to eliminate important examples of  
California history or prehistory.  

b) Does the project have impacts that are individually limited, but cumulatively considerable? 
(“Cumulatively considerable” means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current projects, 
and the effects of probable future projects.) 

Less Than Significant Impact. As noted above in Section 3.10, Land Use and Planning, with approval of  the 
Master Plan, project implementation would be consistent with the land use and zoning designations of  the 
project site and would not require a change of  the existing land use or zoning designations or regulations. 
Therefore, the Proposed Project would not weigh short-term goals above long-term environmental goals of  
the City. The issues relevant to the Proposed Project are also very localized and confined to the general 
project area.  
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Additionally, the proposed project is located in a fully developed, urbanized area of  the City where supporting 
utility infrastructure (e.g., water, wastewater, and drainage) and services (e.g., solid waste collection) currently 
exists. The Proposed Project is also generally too small in scope to appreciably contribute to existing 
cumulative impacts; the project site is in an area of  the City where although new and similar development is 
occurring, the Proposed Project would not cumulatively combine with other developments in a manner that 
would create a cumulative impact.  

Furthermore, the Proposed Project’s cumulative impacts are also considered throughout this Initial Study. For 
example, the TIA that was prepared for the Proposed Project (see Appendix Ia) considered cumulative 
development projects within the study area that would combine with the Proposed Project’s traffic generation 
and thereby, contribute to cumulative traffic impacts in the study area. As concluded in the TIA and 
summarized in Section 3.16, Traffic/Transportation, of  this Initial Study, the combination of  the Proposed 
Project’s and cumulative development projects traffic generation would not result in significant traffic impact.  

In consideration of  the preceding factors, the proposed project’s contribution to cumulative impacts would 
be rendered less than significant; therefore, project impacts would not be cumulatively considerable. 

c) Does the project have environmental effects, which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

Less Than Significant Impact With Mitigation Incorporated. As discussed in the respective topical 
sections of  this Initial Study, implementation of  the Proposed Project would result in potentially significant 
impacts in the areas of  air quality, geology and soils, hazards and hazardous materials, and noise, which may 
cause adverse effects on human beings. However, feasible mitigation measures (Mitigation Measures AQ-1, 
GEO-1, HAZ-1 through HAZ-5, and N-1 through N-4) have been identified to reduce these impacts to less 
than significant levels. Therefore, the Proposed Project would have no substantial adverse effects on human 
beings. 
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Air Quality and Greenhouse Gas Background and 
Modeling Data 

AIR QUALITY 

Climate/Meteorology 

SOUTH COAST AIR BASIN 

The project site lies within the South Coast Air Basin (SoCAB), which includes all of  Orange County and the 

non-desert portions of  Los Angeles, Riverside, and San Bernardino Counties. The SoCAB is in a coastal plain 

with connecting broad valleys and low hills and is bounded by the Pacific Ocean in the southwest quadrant, 

with high mountains forming the remainder of  the perimeter. The general region lies in the semi-permanent 

high-pressure zone of  the eastern Pacific. As a result, the climate is mild, tempered by cool sea breezes. This 

usually mild weather pattern is interrupted infrequently by periods of  extremely hot weather, winter storms, 

and Santa Ana winds (SCAQMD 2005). 

Temperature and Precipitation 

The annual average temperature varies little throughout the SoCAB, ranging from the low to middle 60s, 

measured in degrees Fahrenheit (°F). With a more pronounced oceanic influence, coastal areas show less 

variability in annual minimum and maximum temperatures than inland areas. The climatological station 

nearest to the project site with temperature data is the Newport Beach Harbor Station (ID No. 046175). The 

lowest average low is reported at 46.9°F in January while the highest average high is 73.4°F in August (WRCC 

2015).  

In contrast to a very steady pattern of  temperature, rainfall is seasonally and annually highly variable. Almost 

all rain falls from October through April. Summer rainfall is normally restricted to widely scattered 

thundershowers near the coast, with slightly heavier shower activity in the east and over the mountains. 

Rainfall averages 11.00 inches per year in the project area (WRCC 2015). 

Humidity 

Although the SoCAB has a semiarid climate, the air near the earth’s surface is typically moist because of  the 

presence of  a shallow marine layer. Except for infrequent periods when dry, continental air is brought into 

the SoCAB by offshore winds, the “ocean effect” is dominant. Periods of  heavy fog, especially along the 

coast, are frequent. Low clouds, often referred to as high fog, are a characteristic climatic feature. Annual 

average humidity is 70 percent at the coast and 57 percent in the eastern portions of  the SoCAB (SCAQMD 

2005). 
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Wind 

Wind patterns across the south coastal region are characterized by westerly or southwesterly onshore winds 

during the day and by easterly or northeasterly breezes at night. Wind speed is somewhat greater during the 

dry summer months than during the rainy winter season.  

Between periods of  wind, periods of  air stagnation may occur, both in the morning and evening hours. Air 

stagnation is one of  the critical determinants of  air quality conditions on any given day. During the winter 

and fall months, surface high-pressure systems over the SoCAB, combined with other meteorological 

conditions, can result in very strong, downslope Santa Ana winds. These winds normally continue a few days 

before predominant meteorological conditions are reestablished. 

The mountain ranges to the east affect the transport and diffusion of  pollutants by inhibiting their eastward 

transport. Air quality in the SoCAB generally ranges from fair to poor and is similar to air quality in most of  

coastal southern California. The entire region experiences heavy concentrations of  air pollutants during 

prolonged periods of  stable atmospheric conditions (SCAQMD 2005). 

Inversions 

In conjunction with the two characteristic wind patterns that affect the rate and orientation of  horizontal 

pollutant transport, there are two similarly distinct types of  temperature inversions that control the vertical 

depth through which pollutants are mixed. These are the marine/subsidence inversion and the radiation 

inversion. The combination of  winds and inversions are critical determinants in leading to the highly 

degraded air quality in summer and the generally good air quality in the winter in the project area (SCAQMD 

2005). 

Air Quality Regulations 

The proposed project has the potential to release gaseous emissions of  criteria pollutants and dust into the 

ambient air; therefore, it falls under the ambient air quality standards promulgated at the local, state, and 

federal levels. The project site is in the SoCAB and is subject to the rules and regulations imposed by the 

South Coast Air Quality Management District (SCAQMD). However, SCAQMD reports to California Air 

Resources board (CARB), and all criteria emissions are also governed by the California and national Ambient 

Air Quality Standards (AAQS). Federal, state, regional, and local laws, regulations, plans, or guidelines that are 

potentially applicable to the proposed project are summarized below.  

AMBIENT AIR QUALITY STANDARDS 

The Clean Air Act (CAA) was passed in 1963 by the US Congress and has been amended several times. The 

1970 Clean Air Act amendments strengthened previous legislation and laid the foundation for the regulatory 

scheme of  the 1970s and 1980s. In 1977, Congress again added several provisions, including nonattainment 

requirements for areas not meeting National AAQS and the Prevention of  Significant Deterioration program. 

The 1990 amendments represent the latest in a series of  federal efforts to regulate the protection of  air 

quality in the United States. The CAA allows states to adopt more stringent standards or to include other 

pollution species. The California Clean Air Act (CCAA), signed into law in 1988, requires all areas of  the state 

A-2



A I R  Q U A L I T Y  A N D  G R E E N H O U S E  G A S  B A C K G R O U N D  A N D  M O D E L I N G  D A T A  

 

February 2015 Page 3 

to achieve and maintain the California AAQS by the earliest practical date. The California AAQS tend to be 

more restrictive than the National AAQS, based on even greater health and welfare concerns. 

These National AAQS and California AAQS are the levels of  air quality considered to provide a margin of  

safety in the protection of  the public health and welfare. They are designed to protect “sensitive receptors” 

most susceptible to further respiratory distress, such as asthmatics, the elderly, very young children, people 

already weakened by other disease or illness, and persons engaged in strenuous work or exercise. Healthy 

adults can tolerate occasional exposure to air pollutant concentrations considerably above these minimum 

standards before adverse effects are observed. 

Both California and the federal government have established health-based AAQS for seven air pollutants. As 

shown in Table 1, Ambient Air Quality Standards for Criteria Pollutants, these pollutants include ozone (O3), 

nitrogen dioxide (NO2), carbon monoxide (CO), sulfur dioxide (SO2), coarse inhalable particulate matter 

(PM10), fine inhalable particulate matter (PM2.5), and lead (Pb). In addition, the state has set standards for 

sulfates, hydrogen sulfide, vinyl chloride, and visibility-reducing particles. These standards are designed to 

protect the health and welfare of  the populace with a reasonable margin of  safety.  

Table 1 Ambient Air Quality Standards for Criteria Pollutants 

Pollutant Averaging Time 
California 
Standard 

Federal Primary 
Standard Major Pollutant Sources 

Ozone (O3) 1 hour 0.09 ppm * Motor vehicles, paints, coatings, and 
solvents. 

8 hours 0.070 ppm 0.075 ppm 

Carbon Monoxide (CO) 1 hour 20 ppm 35 ppm Internal combustion engines, primarily 
gasoline-powered motor vehicles. 

8 hours 9.0 ppm 9 ppm 

Nitrogen Dioxide (NO2) Annual Average 0.030 ppm 0.053 ppm Motor vehicles, petroleum-refining 
operations, industrial sources, aircraft, ships, 
and railroads. 1 hour 0.18 ppm 0.100 ppm 

Sulfur Dioxide (SO2) Annual Arithmetic 
Mean 

* 0.030 ppm2 Fuel combustion, chemical plants, sulfur 
recovery plants, and metal processing. 

1 hour 0.25 ppm 0.075 ppm1 

24 hours 0.04 ppm 0.014 ppm2 

Respirable Coarse 
Particulate Matter 
(PM10) 

Annual Arithmetic 
Mean 

20 µg/m3 * Dust and fume-producing construction, 
industrial, and agricultural operations, 
combustion, atmospheric photochemical 
reactions, and natural activities (e.g., wind-
raised dust and ocean sprays). 

24 hours 50 µg/m3 150 µg/m3 

Respirable Fine 
Particulate Matter 
(PM2.5 ) 

Annual Arithmetic 
Mean 

12 µg/m3 12 µg/m3 Dust and fume-producing construction, 
industrial, and agricultural operations, 
combustion, atmospheric photochemical 
reactions, and natural activities (e.g., wind-
raised dust and ocean sprays). 

24 hours * 35 µg/m3 
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Table 1 Ambient Air Quality Standards for Criteria Pollutants 

Pollutant Averaging Time 
California 
Standard 

Federal Primary 
Standard Major Pollutant Sources 

Lead (Pb) Monthly 1.5 µg/m3 * Present source: lead smelters, battery 
manufacturing & recycling facilities. Past 
source: combustion of leaded gasoline. Quarterly * 1.5 µg/m3 

3-Month Average * 0.15 µg/m3 

Sulfates (SO4) 24 hours 25 µg/m3 * Industrial processes. 

Visibility Reducing 
Particles 

8 hours ExCo =0.23/km 
visibility of 10≥ 

miles1  

No Federal 
Standard 

Visibility-reducing particles consist of 
suspended particulate matter, which is a 
complex mixture of tiny particles that consists 
of dry solid fragments, solid cores with liquid 
coatings, and small droplets of liquid. These 
particles vary greatly in shape, size and 
chemical composition, and can be made up 
of many different materials such as metals, 
soot, soil, dust, and salt. 

Hydrogen Sulfide 1 hour 0.03 ppm No Federal 
Standard 

Hydrogen sulfide (H2S) is a colorless gas 
with the odor of rotten eggs. It is formed 
during bacterial decomposition of sulfur-
containing organic substances. Also, it can 
be present in sewer gas and some natural 
gas, and can be emitted as the result of 
geothermal energy exploitation. 

Vinyl Chloride 24 hour 0.01 ppm No Federal 
Standard 

Vinyl chloride (chloroethene), a chlorinated 
hydrocarbon, is a colorless gas with a mild, 
sweet odor. Most vinyl chloride is used to 
make polyvinyl chloride (PVC) plastic and 
vinyl products. Vinyl chloride has been 
detected near landfills, sewage plants, and 
hazardous waste sites, due to microbial 
breakdown of chlorinated solvents. 

Source: CARB 2013a. 
Notes: ppm: parts per million; μg/m3: micrograms per cubic meter  
* Standard has not been established for this pollutant/duration by this entity.  
1 When relative humidity is less than 70 percent.  
2 On June 2, 2010, a new 1-hour SO2 standard was established and the existing 24-hour and annual primary standards were revoked. The 1971 SO2 national 

standards (24-hour and annual) remain in effect until one year after an area is designated for the 2010 standard, except that in areas designated nonattainment for 
the 1971 standards, the 1971 standards remain in effect until implementation plans to attain or maintain the 2010 standards are approved.  

3 On December 14, 2012, EPA lowered the federal primary PM2.5 annual standard from 15.0 μg/m3 to 12.0 μg/m3. EPA made no changes to the primary 24-hour PM2.5 
standard or to the secondary PM2.5 standards.  

 

A-4



A I R  Q U A L I T Y  A N D  G R E E N H O U S E  G A S  B A C K G R O U N D  A N D  M O D E L I N G  D A T A  

 

February 2015 Page 5 

CRITERIA AIR POLLUTANTS 

The air pollutants emitted into the ambient air by stationary and mobile sources are regulated by federal and 

state law. Air pollutants are categorized as primary or secondary pollutants. Primary air pollutants are those 

that are emitted directly from sources. Carbon monoxide (CO), volatile organic compounds (VOC), nitrogen 

dioxide (NO2), sulfur dioxide (SO2), coarse inhalable particulate matter (PM10), fine inhalable particulate 

matter (PM2.5), and lead (Pb) are primary air pollutants. Of  these, CO, SO2, NO2, PM10, and PM2.5 are 

“criteria air pollutants,” which means that ambient air quality standards (AAQS) have been established for 

them. VOC and oxides of  nitrogen (NOx) are air pollutant precursors that form secondary criteria pollutants 

through chemical and photochemical reactions in the atmosphere. Ozone (O3) and NO2 are the principal 

secondary pollutants. A description of  each of  the primary and secondary criteria air pollutants and their 

known health effects is presented below.  

Carbon Monoxide (CO) is a colorless, odorless, toxic gas produced by incomplete combustion of  carbon 

substances, such as gasoline or diesel fuel. CO is a primary criteria air pollutant. CO concentrations tend to be 

the highest during winter mornings with little to no wind, when surface-based inversions trap the pollutant at 

ground levels. Because CO is emitted directly from internal combustion, engines and motor vehicles 

operating at slow speeds are the primary source of  CO in the SoCAB. The highest ambient CO 

concentrations are generally found near traffic-congested corridors and intersections. The primary adverse 

health effect associated with CO is interference with normal oxygen transfer to the blood, which may result in 

tissue oxygen deprivation (SCAQMD 2005). The SoCAB is designated under the California and National 

AAQS as being in attainment of  CO criteria levels (CARB 2014a). 

Volatile Organic Compounds (VOC) are compounds composed primarily of  atoms of  hydrogen and 

carbon. Internal combustion associated with motor vehicle usage is the major source of  hydrocarbons. Other 

sources of  VOCs include evaporative emissions associated with the use of  paints and solvents, the 

application of  asphalt paving, and the use of  household consumer products such as aerosols. There are no 

ambient air quality standards established for VOCs. However, because they contribute to the formation of  

ozone (O3), SCAQMD has established a significance threshold for this pollutant (SCAQMD 2005). 

Nitrogen Oxides (NOx) are a byproduct of  fuel combustion and contribute to the formation of  O3, PM10, 

and PM2.5. The two major forms of  NOx are nitric oxide (NO) and nitrogen dioxide (NO2). The principal 

form of  NO2 produced by combustion is NO, but NO reacts with oxygen to form NO2, creating the mixture 

of  NO and NO2 commonly called NOx. NO2 acts as an acute irritant and, in equal concentrations, is more 

injurious than NO. At atmospheric concentrations, however, NO2 is only potentially irritating. There is some 

indication of  a relationship between NO2 and chronic pulmonary fibrosis. Some increase in bronchitis in 

children (two and three years old) has also been observed at concentrations below 0.3 part per million (ppm). 

NO2 absorbs blue light; the result is a brownish-red cast to the atmosphere and reduced visibility. NO is a 

colorless, odorless gas formed from atmospheric nitrogen and oxygen when combustion takes place under 

high temperature and/or high pressure (SCAQMD 2005). The SoCAB is designated as an attainment area for 

NO2 under the National AAQS and nonattainment under the California AAQS (CARB 2014a). 
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Sulfur Dioxide (SO2) is a colorless, pungent, irritating gas formed by the combustion of  sulfurous fossil 

fuels. It enters the atmosphere as a result of  burning high-sulfur-content fuel oils and coal and from chemical 

processes at chemical plants and refineries. Gasoline and natural gas have very low sulfur content and do not 

release significant quantities of  SO2 (SCAQMD 2005). When sulfur dioxide forms sulfates (SO4) in the 

atmosphere, together these pollutants are referred to as sulfur oxides (SOX). Thus, SO2 is both a primary and 

secondary criteria air pollutant. At sufficiently high concentrations, SO2 may irritate the upper respiratory 

tract. At lower concentrations and when combined with particulates, SO2 may do greater harm by injuring 

lung tissue. The SoCAB is designated as attainment under the California and National AAQS (CARB 2014a).  

Suspended Particulate Matter (PM10 and PM2.5) consists of  finely divided solids or liquids such as soot, 

dust, aerosols, fumes, and mists. Two forms of  fine particulates are now recognized and regulated. Inhalable 

coarse particles, or PM10, include the particulate matter with an aerodynamic diameter of  10 microns (i.e., 10 

millionths of  a meter or 0.0004 inch) or less. Inhalable fine particles, or PM2.5, have an aerodynamic diameter 

of  2.5 microns (i.e., 2.5 millionths of  a meter or 0.0001 inch) or less. Particulate discharge into the 

atmosphere results primarily from industrial, agricultural, construction, and transportation activities. 

However, wind action on arid landscapes also contributes substantially to local particulate loading (i.e., 

fugitive dust). Both PM10 and PM2.5 may adversely affect the human respiratory system, especially in people 

who are naturally sensitive or susceptible to breathing problems (SCAQMD 2005).  

The US Environmental Protection Agency’s (EPA) scientific review concluded that PM2.5, which penetrates 

deeply into the lungs, is more likely than PM10 to contribute to health effects and at concentrations that 

extend well below those allowed by the current PM10 standards. These health effects include premature death 

and increased hospital admissions and emergency room visits (primarily the elderly and individuals with 

cardiopulmonary disease); increased respiratory symptoms and disease (children and individuals with 

cardiopulmonary disease such as asthma); decreased lung functions (particularly in children and individuals 

with asthma); and alterations in lung tissue and structure and in respiratory tract defense mechanisms. Diesel 

particulate matter (DPM) is classified by the CARB as a carcinogen. The SoCAB is a nonattainment area for 

PM2.5 under California and National AAQS and a nonattainment area for PM10 under the California AAQS 

(CARB 2014a).1  

Ozone (O3) is commonly referred to as “smog” and is a gas that is formed when VOCs and NOx, both by-

products of  internal combustion engine exhaust, undergo photochemical reactions in the presence of  

sunlight. O3 is a secondary criteria air pollutant. O3 concentrations are generally highest during the summer 

months when direct sunlight, light winds, and warm temperatures create favorable conditions for the 

formation of  this pollutant. O3 poses a health threat to those who already suffer from respiratory diseases as 

well as to healthy people. Additionally, O3 has been tied to crop damage, typically in the form of  stunted 

growth and premature death. O3 can also act as a corrosive, resulting in property damage such as the 

degradation of  rubber products (SCAQMD 2005). The SoCAB is designated as extreme nonattainment 

under the California AAQS (1-hour and 8-hour) and National AAQS (8-hour) (CARB 2014a). 

                                                      
1 CARB approved the SCAQMD’s request to redesignate the SoCAB from serious nonattainment for PM10 to attainment for PM10 under the National 

AAQS on March 25, 2010, because the SoCAB has not violated federal 24-hour PM10 standards during the period from 2004 to 2007. In June 2013, 
the EPA approved the State of California's request to redesignate the PM10 nonattainment area to attainment of the PM10 National AAQS, effective on 
July 26, 2013. 
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Lead (Pb) concentrations decades ago exceeded the state and federal AAQS by a wide margin, but have not 

exceeded state or federal air quality standards at any regular monitoring station since 1982 (SCAQMD 2005). 

However, in 2008 the EPA and CARB adopted more strict lead standards, and special monitoring sites 

immediately downwind of  lead sources2 recorded every localized violations of  the new state and federal 

standards. As a result of  these localized violations, the Los Angeles County portion of  the SoCAB was 

designated in 2010 as nonattainment under the National AAQS for lead (SCAQMD 2012a; CARB 2014a). 

The project is not characteristic of  industrial-type projects that have the potential to emit lead. Therefore, 

lead is not a pollutant of  concern for the project. 

TOXIC AIR CONTAMINANTS 

The public’s exposure to air pollutants classified as toxic air contaminants (TACs) is a significant 

environmental health issue in California. In 1983, the California Legislature enacted a program to identify the 

health effects of  TACs and to reduce exposure to these contaminants to protect the public health. The 

California Health and Safety Code defines a TAC as “an air pollutant which may cause or contribute to an 

increase in mortality or in serious illness, or which may pose a present or potential hazard to human health.” 

A substance that is listed as a hazardous air pollutant (HAP) pursuant to Section 112(b) of  the federal Clean 

Air Act (42 United States Code §7412[b]) is a toxic air contaminant. Under state law, the California 

Environmental Protection Agency (Cal/EPA), acting through CARB, is authorized to identify a substance as 

a TAC if  it determines that the substance is an air pollutant that may cause or contribute to an increase in 

mortality or to an increase in serious illness, or may pose a present or potential hazard to human health. 

California regulates TACs primarily through Assembly Bill (AB) 1807 (Tanner Air Toxics Act) and AB 2588 

(Air Toxics “Hot Spot” Information and Assessment Act of  1987). The Tanner Air Toxics Act sets forth a 

formal procedure for CARB to designate substances as TACs. Once a TAC is identified, CARB adopts an 

“airborne toxics control measure” for sources that emit designated TACs. If  there is a safe threshold for a 

substance (i.e., a point below which there is no toxic effect), the control measure must reduce exposure to 

below that threshold. If  there is no safe threshold, the measure must incorporate toxics best available control 

technology to minimize emissions. To date, CARB has established formal control measures for 11 TACs, all 

of  which are identified as having no safe threshold. 

Air toxics from stationary sources are also regulated in California under the Air Toxics “Hot Spot” 

Information and Assessment Act of  1987. Under AB 2588, toxic air contaminant emissions from individual 

facilities are quantified and prioritized by the air quality management district or air pollution control district. 

High priority facilities are required to perform a health risk assessment and, if  specific thresholds are 

exceeded, are required to communicate the results to the public in the form of  notices and public meetings. 

By the last update to the TAC list in December 1999, CARB had designated 244 compounds as TACs (CARB 

1999). Additionally, CARB has implemented control measures for a number of  compounds that pose high 

risks and show potential for effective control. The majority of  the estimated health risks from TACs can be 

                                                      
2 Source-oriented monitors record concentrations of lead at lead-related industrial facilities in the SoCAB, which include Exide Technologies in the 

City of Commerce; Quemetco, Inc., in the City of Industry; Trojan Battery Company in Santa Fe Springs; and Exide Technologies in Vernon. 
Monitoring conducted between 2004 through 2007 identified that the Trojan Battery Company and Exide Technologies exceed the federal standards 
(SCAQMD 2012a). 
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attributed to relatively few compounds, the most important being particulate matter from diesel-fueled 

engines. 

In 1998, CARB identified particulate emissions from diesel-fueled engines (diesel PM) as a TAC. Previously, 

the individual chemical compounds in diesel exhaust were considered TACs. Almost all diesel exhaust particle 

mass is 10 microns or less in diameter. Because of  their extremely small size, these particles can be inhaled 

and eventually trapped in the bronchial and alveolar regions of  the lung. 

Multiple Airborne Toxics Exposure Study (MATES) 

In 2000, SCAQMD conducted a study on ambient concentrations of  TACs and estimated the potential health 

risks from air toxics (MATES II). The results showed that the overall risk for excess cancer from a lifetime 

exposure to ambient levels of  air toxics was about 1,400 in a million. The largest contributor to this risk was 

diesel exhaust, accounting for 71 percent of  the air toxics risk. In October 2014, SCAQMD released the draft 

report of  the fourth update (MATES IV) to its study on ambient concentrations of  TACs and estimated the 

potential health risks from air toxics. The results showed that the overall monitored risk for excess cancer 

from a lifetime exposure to ambient levels of  air toxics was about 418 in one million (SCAQMD 2014). 

Compared to the previous update released in 2008 (MATES III), monitored excess cancer risks decreased by 

approximately 65 percent. The largest contributor to this risk was diesel exhaust, accounting for 

approximately 68 percent of  the air toxics risk (SCAQMD 2014). 

AIR QUALITY MANAGEMENT PLANNING 

SCAQMD is the agency responsible for preparing the air quality management plan (AQMP) for the SoCAB 

in coordination with the Southern California Association of  Governments (SCAG). Since 1979, a number of  

AQMPs have been prepared.  

2012 AQMP 

On December 7, 2012 SCAQMD adopted the 2012 AQMP (Plan), which employs the most up-to-date 

science and analytical tools and incorporates a comprehensive strategy aimed at controlling pollution from all 

sources, including stationary sources, on-road and off-road mobile sources, and area sources. The Plan also 

addresses several state and federal planning requirements, incorporating new scientific information, primarily 

in the form of  updated emissions inventories, ambient measurements, and new meteorological air quality 

models. The Plan builds upon the approach identified in the 2007 AQMP for attainment of  federal PM and 

ozone standards, and highlights the significant amount of  reductions needed and the urgent need to engage 

in interagency coordinated planning to identify additional strategies, especially in the area of  mobile sources, 

to meet all federal criteria air pollutant standards within the timeframes allowed under the Federal CAA. The 

Plan demonstrates attainment of  federal 24-hour PM2.5 standard by 2014 and the federal 8-hour ozone 

standard by 2023. The Plan includes an update to the revised EPA 8-hour ozone control plan with new 

commitments for short-term NOX and VOC reductions. In addition, it also identifies emerging issues of  

ultrafine (PM1.0) particulate matter and near-roadway exposure, and an analysis of  energy supply and demand. 
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Lead State Implementation Plan 

In 2008 EPA designated the Los Angeles County portion of  the SoCAB nonattainment under the federal 

lead (Pb) classification due to the addition of  source-specific monitoring under the new federal regulation. 

This designation was based on two source-specific monitors in Vernon and the City of  Industry exceeding 

the new standard. The rest of  the SoCAB, outside the Los Angeles County nonattainment area remains in 

attainment of  the new standard. On May 24, 2012, CARB approved the SIP revision for the federal lead 

standard, which the EPA revised in 2008. Lead concentrations in this nonattainment area have been below 

the level of  the federal standard since December 2011. The SIP revision was submitted to EPA for approval. 

Area Designations 

The AQMP provides the framework for air quality basins to achieve attainment of  the state and federal 

ambient air quality standards through the State Implementation Plan (SIP). Areas are classified as attainment 

or nonattainment areas for particular pollutants, depending on whether they meet ambient air quality 

standards. Severity classifications for ozone nonattainment range in magnitude from marginal, moderate, and 

serious to severe and extreme.  

 Unclassified: a pollutant is designated unclassified if  the data are incomplete and do not support a 

designation of  attainment or nonattainment. 

 Attainment: a pollutant is in attainment if  the CAAQS for that pollutant was not violated at any site in 

the area during a three-year period. 

 Nonattainment: a pollutant is in nonattainment if  there was at least one violation of  a state AAQS for 

that pollutant in the area. 

 Nonattainment/Transitional: a subcategory of  the nonattainment designation. An area is designated 

nonattainment/transitional to signify that the area is close to attaining the AAQS for that pollutant. 

The attainment status for the SoCAB is shown in Table 2, Attainment Status of  Criteria Pollutants in the South 

Coast Air Basin. The SoCAB is designated in attainment of  the California AAQS for sulfates. According to the 

2007 AQMP, the SoCAB will have to meet the new federal 8-hour O3 standard by 2024, PM2.5 standards by 

2015, and the recently revised 24-hour PM2.5 standard by 2020. The SoCAB is designated as nonattainment 

for lead (Los Angeles County only) under the National AAQS. Transportation conformity for nonattainment 

and maintenance areas is required under the Federal CAA to ensure federally supported highway and transit 

projects conform to the SIP. The U.S. EPA approved California’s SIP revisions for attainment of  the 1997 8-

hour O3 National AAQS for the SoCAB in March 2012. Findings for the new 8-hour O3 emissions budgets 

for the SoCAB and consistency with the recently adopted 2012 Regional Transportation Plan/Sustainable 

Communities Strategy (RTP/SCS) were submitted to the U.S. EPA for approval. 
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Table 2 Attainment Status of Criteria Pollutants in the South Coast Air Basin 
Pollutant State Federal 

Ozone – 1-hour Extreme Nonattainment No Federal Standard 

Ozone – 8-hour Extreme Nonattainment Extreme Nonattainment 

PM10 Serious Nonattainment Attainment/Maintenance 

PM2.5 Nonattainment Nonattainment 

CO Attainment Attainment 

NO2 Attainment Attainment/Maintenance 

SO2 Attainment Attainment 

Lead Attainment Nonattainment (Los Angeles County only)1 

All others Attainment/Unclassified Attainment/Unclassified 

Source: CARB 2014a. 
1 In 2010, the Los Angeles portion of the SoCAB was designated nonattainment for lead under the new federal and existing state AAQS as a result of large industrial 

emitters. Remaining areas within the SoCAB are unclassified. 

 

Existing Ambient Air Quality 

Existing levels of  ambient air quality and historical trends and projections in the vicinity of  the project site 

are best documented by measurements taken by the SCAQMD. The project site is located within Source 

Receptor Area (SRA) 18 – North Orange County Coastal. The air quality monitoring station closest to the 

project site is the Costa Mesa – Mesa Verde Drive Monitoring Station. This station monitors O3, CO, NO2, 

and SO2. This station monitors O3, CO, NO2, and SO2. Data for PM10 and PM2.5 is supplemented by the 

Anaheim – Pampas Lane Monitoring Station. The most current five years of  data monitored at these 

monitoring stations are included in Table 3, Ambient Air Quality Monitoring Summary. The data show recurring 

violations of  both the state and federal O3 standards. The data also indicate that the area consistently exceeds 

the state PM10 standards and federal PM2.5 standard. The CO, SO2, and NO2 standard have not been violated 

in the last five years at this station. 
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Table 3 Ambient Air Quality Monitoring Summary 

Pollutant/Standard 

Number of Days Threshold Were Exceeded and 
Maximum Levels during Such Violations 

2009 2010 2011 2012 2013 

Ozone (O3)1      

State 1-Hour  0.09 ppm (days exceed threshold) 

State 8-hour  0.07 ppm (days exceed threshold) 

Federal 8-Hour > 0.075 ppm (days exceed threshold) 

Max. 1-Hour Conc. (ppm) 

Max. 8-Hour Conc. (ppm) 

0 

3 

0 

0.087 

0.072 

1 

2 

1 

0.097 

0.076 

0 

2 

1 

0.093 

0.077 

0 

1 

1 

0.090 

0.076 

1 

2 

1 

0.095 

0.084 

Carbon Monoxide (CO)1      

State 8-Hour > 9.0 ppm (days exceed threshold) 

Federal 8-Hour  9.0 ppm (days exceed threshold) 

Max. 8-Hour Conc. (ppm) 

0 

0 

2.16 

0 

0 

2.09 

0 

0 

2.22 

0 

0 

1.71 

* 

* 

* 

Nitrogen Dioxide (NO2)1      

State 1-Hour  0.18 ppm (days exceed threshold) 

Federal 1-Hour  0.100 ppm (days exceed threshold)  

Max. 1-Hour Conc. (ppb) 

0 

0 

65 

0 

0 

70 

0 

0 

60 

0 

0 

74 

0 

0 

75 

Sulfur Dioxide (SO2) 1      

State 24-Hour  0.04 ppm (days exceed threshold)  

Federal 24-Hour  0.14 ppm (days exceed threshold) 

Max 24-Hour Conc. (ppm)  

0 

0 

0.004 

0 

0 

0.002 

0 

0 

0.002 

0 

0 

0.001 

* 

* 

* 

Coarse Particulates (PM10)2      

State 24-Hour > 50 µg/m3 (days exceed threshold) 

Federal 24-Hour > 150 µg/m3 (days exceed threshold) 

Max. 24-Hour Conc. (µg/m3) 

1 

0 

62 

0 

0 

43 

2 

0 

53 

0 

0 

48 

1 

0 

77 

Fine Particulates (PM2.5)2      

Federal 24-Hour > 35 µg/m3 (days exceed threshold) 

Max. 24-Hour Conc. (µg/m3) 

4 

64.5 

0 

31.7 

2 

39.2 

4 

50.1 

1 

37.8 

Source: CARB 2015. 
ppm: parts per million; parts per billion, µg/m3: micrograms per cubic meter 
Notes: * Data not available. 
1 Data obtained from the Costa Mesa – Mesa Verde Drive Monitoring Station. 
2 Data obtained from the Anaheim – Pampas Lane Monitoring Station.    

 

Sensitive Receptors 

Some land uses are considered more sensitive to air pollution than others due to the types of  population 

groups or activities involved. Sensitive population groups include children, the elderly, the acutely ill, and the 

chronically ill, especially those with cardio-respiratory diseases.  

Residential areas are also considered to be sensitive receptors to air pollution because residents (including 

children and the elderly) tend to be at home for extended periods of  time, resulting in sustained exposure to 

any pollutants present. Schools are also considered sensitive receptors, as children are present for extended 

durations and engage in regular outdoor activities. Recreational land uses are considered moderately sensitive 

to air pollution. Although exposure periods are generally short, exercise places a high demand on respiratory 

functions, which can be impaired by air pollution. In addition, noticeable air pollution can detract from the 
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enjoyment of  recreation. Industrial and commercial areas are considered the least sensitive to air pollution. 

Exposure periods are relatively short and intermittent, as the majority of  the workers tend to stay indoors 

most of  the time. In addition, the working population is generally the healthiest segment of  the public.  

Methodology 

Projected construction-related air pollutant emissions are calculated using the California Emissions Estimator 

Model (CalEEMod), Version 2013.2.2, distributed by the California Air Pollutant Control Officers 

Association (CAPCOA). CalEEMod compiles an emissions inventory of  construction(fugitive dust, off-gas 

emissions, onroad emissions, and offroad emissions), area sources, indirect emissions from energy use, mobile 

sources, indirect emissions from waste disposal (annual only), and indirect emissions from water/wastewater 

(annual only) use. The calculated emissions of  the project are compared to thresholds of  significance for 

individual projects using the SCAQMD’s CEQA Air Quality Analysis Guidance Handbook.  

Thresholds of Significance 

The analysis of  the proposed project’s air quality impacts follows the guidance and methodologies 

recommended in SCAQMD’s CEQA Air Quality Handbook and the significance thresholds on SCAQMD’s 

website.3 CEQA allows the significance criteria established by the applicable air quality management or air 

pollution control district to be used to assess impacts of  a project on air quality. SCAQMD has established 

thresholds of  significance for regional air quality emissions for construction activities and project operation. 

In addition to the daily thresholds listed above, projects are also subject to the AAQS. These are addressed 

though an analysis of  localized CO impacts and localized significance thresholds (LSTs). 

REGIONAL SIGNIFICANCE THRESHOLDS 

SCAQMD has adopted regional construction and operational emissions thresholds to determine a project’s 

cumulative impact on air quality in the SoCAB. Table 4, SCAQMD Significance Thresholds, lists SCAQMD’s 

regional significance thresholds. 

                                                      
3 SCAQMD’s Air Quality Significance Thresholds are current as of March 2011 and can be found here: http://www.aqmd.gov/ceqa/hdbk.html. 
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Table 4 SCAQMD Significance Thresholds 
Air Pollutant Construction Phase Operational Phase 

Reactive Organic Gases (ROGs)/ Volatile 
Organic Compounds (VOCs) 

75 lbs/day 55 lbs/day 

Nitrogen Oxides (NOX) 100 lbs/day 55 lbs/day 

Carbon Monoxide (CO) 550 lbs/day 550 lbs/day 

Sulfur Oxides (SOX) 150 lbs/day 150 lbs/day 

Particulates (PM10) 150 lbs/day 150 lbs/day 

Particulates (PM2.5) 55 lbs/day 55 lbs/day 

Source: SCAQMD 2011. 

 

CO Hotspots 

Areas of  vehicle congestion have the potential to create pockets of  CO called hot spots. These pockets have 

the potential to exceed the state one-hour standard of  20 ppm or the eight-hour standard of  9 ppm. Because 

CO is produced in greatest quantities from vehicle combustion and does not readily disperse into the 

atmosphere, adherence to ambient air quality standards is typically demonstrated through an analysis of  

localized CO concentrations. Hot spots are typically produced at intersections, where traffic congestion is 

highest because vehicles queue for longer periods and are subject to reduced speeds. Typically, for an 

intersection to exhibit a significant CO concentration, it would operate at level of  service (LOS) E or worse 

without improvements (Caltrans 1997). However, at the time of  the 1993 Handbook, the SoCAB was 

designated nonattainment under the California AAQS and National AAQS for CO. With the turnover of  

older vehicles, introduction of  cleaner fuels, and implementation of  control technology on industrial facilities, 

CO concentrations in the SoCAB and in the state have steadily declined. In 2007, the SoCAB was designated 

in attainment for CO under both the California AAQS and National AAQS. The CO hot spot analysis 

conducted for the attainment by SCAQMD for busiest intersections in Los Angeles during the peak morning 

and afternoon periods plan did not predict a violation of  CO standards. 4 As identified in SCAQMD's 2003 

AQMP and the 1992 Federal Attainment Plan for Carbon Monoxide (1992 CO Plan), peak carbon monoxide 

concentrations in the SoCAB in previous years, prior to redesignation, were a result of  unusual 

meteorological and topographical conditions and not a result of  congestion at a particular intersection. Under 

existing and future vehicle emission rates, a project would have to increase traffic volumes at a single 

intersection by more than 44,000 vehicles per hour—or 24,000 vehicles per hour where vertical and/or 

horizontal air does not mix—in order to generate a significant CO impact (BAAQMD 2011).  

Localized Significance Thresholds 

SCAQMD developed LSTs for emissions of  NO2, CO, PM10, and PM2.5 generated at the project site (offsite 

mobile-source emissions are not included in the LST analysis). LSTs represent the maximum emissions at a 

                                                      
4 The four intersections were: Long Beach Boulevard and Imperial Highway; Wilshire Boulevard and Veteran Avenue; Sunset Boulevard and Highland 

Avenue; and La Cienega Boulevard and Century Boulevard. The busiest intersection evaluated (Wilshire and Veteran) had a daily traffic volume of 
approximately 100,000 vehicles per day with LOS E in the morning peak hour and LOS F in the evening peak hour. 
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project site that are not expected to cause or contribute to an exceedance of  the most stringent federal or 

state AAQS and are shown in Table 5, SCAQMD Localized Significance Thresholds.  

Table 5 SCAQMD Localized Significance Thresholds 
Air Pollutant (Relevant AAQS) Concentration 

1-Hour CO Standard (CAAQS)  20 ppm 

8-Hour CO Standard (CAAQS)  9.0 ppm 

1-Hour NO2 Standard (CAAQS)  0.18 ppm 

Annual NO2 Standard (CAAQS)  0.03 ppm 

24-Hour PM10 Standard – Construction (SCAQMD)1  10.4 µg/m3 

24-Hour PM2.5 Standard – Construction (SCAQMD)1 10.4 µg/m3 

24-Hour PM10 Standard – Operation (SCAQMD)1 2.5 µg/m3 

24-Hour PM2.5 Standard – Operation (SCAQMD)1 2.5 µg/m3 

Source: SCAQMD 2011. 
ppm – parts per million; µg/m3 – micrograms per cubic meter 
1 Threshold is based on SCAQMD Rule 403. Since the SoCAB is in nonattainment for PM10 and PM2.5, the threshold is established as an allowable change in 

concentration. Therefore, background concentration is irrelevant. 

 

To assist lead agencies, SCAQMD developed screening-level LSTs to back-calculate the mass amount (lbs. per 

day) of  emissions generated onsite that would trigger the levels shown in Table 5 for projects under 5-acres. 

These “screening-level” LSTs tables are the localized significance thresholds for all projects of  five acres and 

less; however, it can be used as screening criteria for larger projects to determine whether or not dispersion 

modeling may be required to compare concentrations of  air pollutants generated by the project to the 

localized concentrations shown in Table 5. 

LST analysis for construction is applicable to all projects of  five acres and less; however, it can be used as 

screening criteria for larger projects to determine whether or not dispersion modeling may be required. In 

accordance with SCAQMD’s LST methodology, construction LSTs are based on the acreage disturbed per 

day based on equipment use. The construction LSTs for the project site in SRA 18 are shown in Table 6, 

SCAQMD Screening-Level Construction Localized Significance Thresholds, for receptors within 82 feet (25 meters).  

Table 6 SCAQMD Construction Localized Significance Thresholds 

Acreage Disturbed 

Threshold (lbs/day)1 

 Nitrogen 
Oxides (NOX) 

Carbon 
Monoxide 

(CO) 

Coarse 
Particulates 

(PM10) 

Fine 
Particulates 

(PM2.5) 

=<1.00 Acre Disturbed Per Day  92 647 4.00 3.00 

1.31 Acres Disturbed Per Day 104 745 4.93 3.62 

1.50 Acres Disturbed Per Day 112 804 5.50 4.00 

2.50 Acres Disturbed Per Day 142 1,087 8.16 5.67 

3.50 Acres Disturbed Per Day 164 1,336 10.49 7.00 

Source: SCAQMD 2008c, Based on receptors in SRA 18. 
1 LSTs are based on receptors within 82 feet (25 meters). 
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Because the project is not an industrial project that has the potential to emit substantial sources of  stationary 

emissions, operational LSTs are not an air quality impact of  concern associated with the project. 

Health Risk Thresholds 

A project would expose sensitive receptors to elevated pollutant concentrations if  it would place the project 

in an area with pollutant concentrations above ambient concentrations in the SoCAB. Recent air pollution 

studies have shown an association between proximity to major air pollution sources and a variety of  health 

effects, which are attributed to a high concentration of  air pollutants. Guidance from the CARB and the 

CAPCOA recommends the evaluation of  vehicle-generated emissions when freeways are within 500 feet of  

sensitive land uses (i.e., residences, schools, daycare centers, and hospitals). 

Whenever a project would require use of  chemical compounds that have been identified in SCAQMD Rule 

1401, placed on CARB’s air toxics list pursuant to AB 1807, or placed on the EPA’s National Emissions 

Standards for Hazardous Air Pollutants, a health risk assessment is required by the SCAQMD. Table 8, 

SCAQMD Toxic Air Contaminants Incremental Risk Thresholds, lists the SCAQMD’s TAC incremental risk 

thresholds for operation of  a project. Residential, commercial, and office uses do not use substantial 

quantities of  TACs, and these thresholds are typically applied for new industrial projects. Although not 

officially adopted by SCAQMD, these thresholds are also commonly used to determine air quality land use 

compatibility of  a project with major sources of  TACs within 1,000 feet of  a proposed project. The 

proposed project is not considered a sensitive land use and is not a substantial generator of  TACs that would 

require permitting by SCAQMD.  

Table 7 SCAQMD Toxic Air Contaminants Incremental Risk Thresholds 

Maximum Incremental Cancer Risk ≥ 10 in 1 million 

Hazard Index (project increment) ≥ 1.0  

Source: SCAQMD 2011. 

 

GREENHOUSE GAS EMISSIONS 

Scientists have concluded that human activities are contributing to global climate change by adding large 

amounts of  heat-trapping gases, known as GHG, to the atmosphere. Climate change is the variation of  

Earth’s climate over time, whether due to natural variability or as a result of  human activities. The primary 

source of  these GHG is fossil fuel use. The Intergovernmental Panel on Climate Change (IPCC) has 

identified four major GHG—water vapor,5 carbon (CO2), methane (CH4), and ozone (O3)—that are the likely 

cause of  an increase in global average temperatures observed within the 20th and 21st centuries. Other GHG 

identified by the IPCC that contribute to global warming to a lesser extent include nitrous oxide (N2O), sulfur 

                                                      
5 Water vapor (H2O) is the strongest GHG and the most variable in its phases (vapor, cloud droplets, ice crystals). However, water vapor is not 

considered a pollutant, but part of the feedback loop o rather than a primary cause of change. 
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hexafluoride (SF6), hydrofluorocarbons, perfluorocarbons, and chlorofluorocarbons (IPCC 2001).6 The major 

GHG are briefly described below. 

 Carbon dioxide (CO2) enters the atmosphere through the burning of  fossil fuels (oil, natural gas, and 

coal), solid waste, trees and wood products, and respiration, and also as a result of  other chemical 

reactions (e.g. manufacture of  cement). Carbon dioxide is removed from the atmosphere (sequestered) 

when it is absorbed by plants as part of  the biological carbon cycle.  

 Methane (CH4) is emitted during the production and transport of  coal, natural gas, and oil. Methane 

emissions also result from livestock and other agricultural practices and from the decay of  organic waste 

in municipal landfills and water treatment facilities.  

 Nitrous oxide (N2O) is emitted during agricultural and industrial activities as well as during combustion 

of  fossil fuels and solid waste.  

 Fluorinated gases are synthetic, strong GHGs that are emitted from a variety of  industrial processes. 

Fluorinated gases are sometimes used as substitutes for ozone-depleting substances. These gases are 

typically emitted in smaller quantities, but because they are potent GHGs, they are sometimes referred to 

as high global-warming-potential (GWP) gases. 

 Chlorofluorocarbons (CFCs) are GHGs covered under the 1987 Montreal Protocol and used for 

refrigeration, air conditioning, packaging, insulation, solvents, or aerosol propellants. Since they are 

not destroyed in the lower atmosphere (troposphere, stratosphere), CFCs drift into the upper 

atmosphere where, given suitable conditions, they break down ozone. These gases are also ozone-

depleting gases and are therefore being replaced by other compounds that are GHGs covered under 

the Kyoto Protocol.  

 Perfluorocarbons (PFCs) are a group of  human-made chemicals composed of  carbon and fluorine 

only. These chemicals (predominantly perfluoromethane [CF4] and perfluoroethane [C2F6]) were 

introduced as alternatives, along with HFCs, to the ozone-depleting substances. In addition, PFCs are 

emitted as by-products of  industrial processes and are used in manufacturing. PFCs do not harm the 

stratospheric ozone layer, but they have a high global warming potential. 

 Sulfur Hexafluoride (SF6) is a colorless gas soluble in alcohol and ether, slightly soluble in water. 

SF6 is a strong GHG used primarily in electrical transmission and distribution systems as an insulator.  

                                                      
6 Black carbon contributes to climate change both directly, by absorbing sunlight, and indirectly, by depositing on snow (making it 
melt faster) and by interacting with clouds and affecting cloud formation. Black carbon is the most strongly light-absorbing 
component of particulate matter (PM) emitted from burning fuels such as coal, diesel, and biomass. Reducing black carbon emissions 
globally can have immediate economic, climate, and public health benefits. California has been an international leader in reducing 
emissions of black carbon, with close to 95 percent control expected by 2020 due to existing programs that target reducing PM from 
diesel engines and burning activities (CARB 2014b). However, state and national GHG inventories do not yet include black carbon 
due to ongoing work resolving the precise global warming potential of black carbon. Guidance for CEQA documents does not yet 
include black carbon. 
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 Hydrochlorofluorocarbons (HCFCs) contain hydrogen, fluorine, chlorine, and carbon atoms. 

Although ozone-depleting substances, they are less potent at destroying stratospheric ozone than 

CFCs. They have been introduced as temporary replacements for CFCs and are also GHGs. 

 Hydrofluorocarbons (HFCs) contain only hydrogen, fluorine, and carbon atoms. They were 

introduced as alternatives to ozone-depleting substances to serve many industrial, commercial, and 

personal needs. HFCs are emitted as by-products of  industrial processes and are also used in 

manufacturing. They do not significantly deplete the stratospheric ozone layer, but they are strong 

GHGs (IPCC 2001; EPA 2012). 

GHGs are dependent on the lifetime or persistence of  the gas molecule in the atmosphere. Some GHGs 

have stronger greenhouse effects than others. These are referred to as high GWP gases. The GWP of  GHG 

emissions are shown in Table 7. The GWP is used to convert GHGs to CO2-equivalence (CO2e) to show the 

relative potential that different GHGs have to retain infrared radiation in the atmosphere and contribute to 

the greenhouse effect. For example, under IPCC’s Second Assessment Report GWP values for CH4, a project 

that generates 10 metric tons (MT) of  CH4 would be equivalent to 210 MT of  CO2.7 

                                                      
7
 CO2-equivalence is used to show the relative potential that different GHGs have to retain infrared radiation in the 

atmosphere and contribute to the greenhouse effect. The global warming potential of a GHG is also dependent on the lifetime, or 
persistence, of the gas molecule in the atmosphere. 
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Table 7 GHG Emissions and Their Relative Global Warming Potential Compared to CO2 

GHGs 
Atmospheric Lifetime  

(Years) 

Second Assessment Report  
Global Warming  

Potential Relative to CO2
1 

Fourth Assessment Report  
Global Warming  

Potential Relative to CO2
1 

Carbon Dioxide (CO2) 50 to 200 1 1 

Methane2 (CH4) 12 (±3) 21 25 

Nitrous Oxide (N2O) 120 310 298 

Hydrofluorocarbons:    

HFC-23 264 11,700 14,800 

HFC-32 5.6 650 675 

HFC-125 32.6 2,800 3,500 

HFC-134a 14.6 1,300 1,430 

HFC-143a 48.3 3,800 4,470 

HFC-152a 1.5 140 124 

HFC-227ea 36.5 2,900 3,220 

HFC-236fa 209 6,300 9,810 

HFC-4310mee 17.1 1,300 1,030 

Perfluoromethane: CF4 50,000 6,500 7,390 

Perfluoroethane: C2F6 10,000 9,200 12,200 

Perfluorobutane: C4F10 2,600 7,000 8,860 

Perfluoro-2-methylpentane: C6F14 3,200 7,400 9,300 

Sulfur Hexafluoride (SF6) 3,200 23,900 22,800 

Source: IPCC 200; IPCC 2007. 
Notes: The IPCC has published updated global warming potential (GWP) values in its Fifth Assessment Report (2013) that reflect new information on atmospheric lifetimes 

of GHGs and an improved calculation of the radiative forcing of CO2 (radiative forcing is the difference of energy from sunlight received by the earth and radiated back 
into space). However, GWP values identified in the Second Assessment Report are still used by SCAQMD to maintain consistency in GHG emissions modeling. In 
addition, the 2008 Scoping Plan was based on the GWP values in the Second Assessment Report. 

1 Based on 100-year time horizon of the GWP of the air pollutant relative to CO2 (IPCC 2001 and IPCC 2007). 
2 The methane GWP includes direct effects and indirect effects due to the production of tropospheric ozone and stratospheric water vapor. The indirect effect due to the 

production of CO2 is not included. 

 

Regulatory Settings 

REGULATION OF GHG EMISSIONS ON A NATIONAL LEVEL 

The U.S. Environmental Protection Agency (EPA) announced on December 7, 2009, that GHG emissions 

threaten the public health and welfare of  the American people and that GHG emissions from on-road 

vehicles contribute to that threat. The EPA’s final findings respond to the 2007 U.S. Supreme Court decision 

that GHG emissions fit within the Clean Air Act definition of  air pollutants. The findings do not in and of  

themselves impose any emission reduction requirements, but allow the EPA to finalize the GHG standards 

proposed in 2009 for new light-duty vehicles as part of  the joint rulemaking with the Department of  

Transportation (USEPA 2009). 

The EPA’s endangerment finding covers emissions of  six key GHGs—CO2, CH4, N2O, hydro fluorocarbons, 

per fluorocarbons, and SF6—that have been the subject of  scrutiny and intense analysis for decades by 

scientists in the United States and around the world (the first three are applicable to the proposed project). 
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In response to the endangerment finding, the EPA issued the Mandatory Reporting of  GHG Rule that 

requires substantial emitters of  GHG emissions (large stationary sources, etc.) to report GHG emissions data. 

Facilities that emit 25,000 metric tons (MT) or more of  CO2 per year are required to submit an annual report.  

US Mandatory Report Rule for GHGs (2009) 

In response to the endangerment finding, the EPA issued the Mandatory Reporting of  GHG Rule that 

requires substantial emitters of  GHG emissions (large stationary sources, etc.) to report GHG emissions data. 

Facilities that emit 25,000 MT or more of  CO2 per year are required to submit an annual report. 

Update to Corporate Average Fuel Economy Standards (2010/2012) 

The current Corporate Average Fuel Economy (CAFE) standards (for model years 2011 to 2016) incorporate 

stricter fuel economy requirements promulgated by the federal government and California into one uniform 

standard. Additionally, automakers are required to cut GHG emissions in new vehicles by roughly 25 percent 

by 2016 (resulting in a fleet average of  35.5 miles per gallon [mpg] by 2016). Rulemaking to adopt these new 

standards was completed in 2010. California agreed to allow automakers who show compliance with the 

national program to also be deemed in compliance with state requirements. The federal government issued 

new standards in 2012 for model years 2017–2025, which will require a fleet average of  54.5 mpg in 2025. 

EPA Regulation of Stationary Sources under the Clean Air Act (Ongoing) 

Pursuant to its authority under the CAA, the EPA has been developing regulations for new stationary sources 

such as power plants, refineries, and other large sources of  emissions. Pursuant to the President’s 2013 

Climate Action Plan, the EPA will be directed to also develop regulations for existing stationary sources. 

REGULATION OF GHG EMISSIONS ON A STATE LEVEL 

Current State of  California guidance and goals for reductions in GHG emissions are generally embodied in 

Executive Order S-3-05, Assembly Bill 32, and Senate Bill 375. 

Executive Order S-3-05 

Executive Order S-3-05, signed June 1, 2005. Executive Order S-3-05 set the following GHG reduction 

targets for the State: 

 2000 levels by 2010 

 1990 levels by 2020 

 80 percent below 1990 levels by 2050 

Assembly Bill 32 

Current State of  California guidance and goals for reductions in GHG emissions are generally embodied in 

Assembly Bill 32 (AB 32), the Global Warming Solutions Act. AB 32 was passed by the California state 

legislature on August 31, 2006, to place the state on a course toward reducing its contribution of  GHG 

emissions. AB 32 follows the 2020 tier of  emissions reduction targets established in Executive Order S-3-05.  
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CARB 2008 Scoping Plan 

The final Scoping Plan was adopted by CARB on December 11, 2008. AB 32 directed CARB to adopt 

discrete early action measures to reduce GHG emissions and outline additional reduction measures to meet 

the 2020 target. In order to effectively implement the emissions cap, AB 32 directed CARB to establish a 

mandatory reporting system to track and monitor GHG emissions levels for large stationary sources that 

generate more than 25,000 MT of  CO2e per year, prepare a plan demonstrating how the 2020 deadline can be 

met, and develop appropriate regulations and programs to implement the plan by 2012. 

The 2008 Scoping Plan identified that GHG emissions in California are anticipated to be approximately 

596 MMTCO2e in 2020. In December 2007, CARB approved a 2020 emissions limit of  427 MMTCO2e 

(471 million tons) for the state. The 2020 target requires a total emissions reduction of  169 MMTCO2e, 

28.5 percent from the projected emissions of  the business-as-usual (BAU) scenario for the year 2020 (i.e., 

28.5 percent of  596 MMTCO2e) (CARB 2008).8 

Since release of  the 2008 Scoping Plan, CARB has updated the statewide GHG emissions inventory to reflect 

GHG emissions in light of  the economic downturn and of  measures not previously considered in the 2008 

Scoping Plan baseline inventory. The updated forecast predicts emissions to be 545 MMTCO2e by 2020. The 

revised BAU 2020 forecast shows that the state would have to reduce GHG emissions by 21.7 percent from 

BAU. The new inventory also identifies that if  the updated 2020 forecast includes the reductions assumed 

from implementation of  Pavley (26 MMTCO2e of  reductions) and the 33 per cent RPS (12 MMTCO2e of  

reductions) the forecast would be 507 MMTCO2e in 2020, and then an estimated 80 MMTCO2e of  additional 

reductions are necessary to achieve the statewide emissions reduction of  AB 32 by 2020, or a 15.7 percent of  

the projected emissions compared to BAU in year 2020 (i.e., 15.7 percent of  507 MMTCO2e) (CARB 2012). 

Key elements of  CARB’s GHG reduction plan that may be applicable to the project include: 

 Expanding and strengthening existing energy efficiency programs as well as building and appliance 

standards (adopted and cycle updates in progress). 

 Achieving a mix of  33 percent for energy generation from renewable sources (anticipated by 2020). 

 A California cap-and-trade program that links with other Western Climate Initiative partner programs to 

create a regional market system for large stationary sources (adopted 2011). 

 Establishing targets for transportation-related GHG emissions for regions throughout California, and 

pursuing policies and incentives to achieve those targets (several Sustainable Communities Strategies have 

been adopted). 

                                                      
8 CARB defines BAU in its Scoping Plan as emissions levels that would occur if California continued to grow and add new GHG 
emissions but did not adopt any measures to reduce emissions. Projections for each emission-generating sector were compiled and 
used to estimate emissions for 2020 based on 2002–2004 emissions intensities. Under CARB’s definition of BAU, new growth is 
assumed to have the same carbon intensities as was typical from 2002 through 2004. 
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 Adopting and implementing measures pursuant to state laws and policies, including California’s clean car 

standards (amendments to the Pavley Standards adopted 2009; Advanced Clean Car standard adopted 

2012), goods movement measures, and the Low Carbon Fuel Standard (LCFS) (adopted 2009). 

 Creating target fees, including a public goods charge on water use, fees on high GWP gases, and a fee to 

fund the administrative costs of  the state’s long-term commitment to AB 32 implementation (in 

progress). 

Table 8, Scoping Plan Greenhouse Gas Reduction Measures and Reductions Toward 2020 Target, shows the proposed 

reductions from regulations and programs outlined in the 2008 Scoping Plan. Although local government 

operations were not accounted for in achieving the 2020 emissions reduction, CARB estimates that land use 

changes implemented by local governments that integrate jobs, housing, and services result in a reduction of  

5 MMTCO2e, which is approximately 3 percent of  the 2020 GHG emissions reduction goal. In recognition 

of  the critical role that local governments play in the successful implementation of  AB 32, CARB is 

recommending GHG reduction goals of  15 percent of  today’s levels by 2020 to ensure that municipal and 

community-wide emissions match the state’s reduction target.9 Measures that local governments take to 

support shifts in land use patterns are anticipated to emphasize compact, low-impact growth over 

development in greenfields, resulting in fewer VMT (CARB 2008). 

Table 8 Scoping Plan Greenhouse Gas Reduction Measures and Reductions Toward 2020 Target 

Recommended Reduction Measures 

Reductions Counted 
toward 2020 Target of 

169 MMT CO2e 
Percentage of 

Statewide 2020 Target 

Cap and Trade Program and Associated Measures 

California Light-Duty Vehicle GHG Standards 31.7 19% 

Energy Efficiency 26.3 16% 

Renewable Portfolio Standard (33 percent by 2020) 21.3 13% 

Low Carbon Fuel Standard 15 9% 

Regional Transportation-Related GHG Targets1 5 3% 

Vehicle Efficiency Measures 4.5 3% 

Goods Movement 3.7 2% 

Million Solar Roofs 2.1 1% 

Medium/Heavy Duty Vehicles 1.4 1% 

High Speed Rail 1.0 1% 

Industrial Measures 0.3 0% 

Additional Reduction Necessary to Achieve Cap 34.4 20% 

Total Cap and Trade Program Reductions 146.7 87% 

Uncapped Sources/Sectors Measures 

High Global Warming Potential Gas Measures 20.2 12% 

Sustainable Forests 5 3% 

Industrial Measures (for sources not covered under cap and trade program) 1.1 1% 

                                                      
9 The Scoping Plan references a goal for local governments to reduce community GHG emissions by 15 percent from current 
(interpreted as 2008) levels by 2020, but it does not rely on local GHG reduction targets established by local governments to meet the 
state’s GHG reduction target of AB 32. 

A-21



A I R  Q U A L I T Y  A N D  G R E E N H O U S E  G A S  B A C K G R O U N D  A N D  M O D E L I N G  D A T A  

 

Page 22 PlaceWorks 

Table 8 Scoping Plan Greenhouse Gas Reduction Measures and Reductions Toward 2020 Target 

Recommended Reduction Measures 

Reductions Counted 
toward 2020 Target of 

169 MMT CO2e 
Percentage of 

Statewide 2020 Target 

Recycling and Waste (landfill methane capture) 1 1% 

Total Uncapped Sources/Sectors Reductions 27.3 16% 

Total Reductions Counted toward 2020 Target 174 100% 

Other Recommended Measures – Not Counted toward 2020 Target 

State Government Operations 1.0 to 2.0 1% 

Local Government Operations2 To Be Determined2 NA 

Green Buildings 26 15% 

Recycling and Waste 9 5% 

Water Sector Measures 4.8 3% 

Methane Capture at Large Dairies 1 1% 

Total Other Recommended Measures – Not Counted toward 2020 Target 42.8 NA 

Source: CARB 2008. Note: the percentages in the right-hand column add up to more than 100 percent because the emissions reduction goal is 169 MMTCO2e and the 
Scoping Plan identifies 174 MMTCO2e of emissions reductions strategies. 

MMTCO2e: million metric tons of CO2e 

1 Reductions represent an estimate of what may be achieved from local land use changes. It is not the SB 375 regional target. A discussion of the regional targets for 
the Southern California Region and local land use changes recommended within the Southern California Association of Governmen t’s (SCAG) Regional 
Transportation Plan/ Sustainable Communities Strategy (RTP/SCS) are included later in this section. 

2 According to the Measure Documentation Supplement to the Scoping Plan, local government actions and targets are anticipated to reduce vehicle miles by 
approximately 2 percent through land use planning, resulting in a potential GHG reduction of 2 million metric tons of CO2e (or approximately 1.2 percent of the GHG 
reduction target). However, these reductions were not included in the Scoping Plan reductions to achieve the 2020 target. 

  

2014 Scoping Plan Update 

CARB recently completed a five-year update to the 2008 Scoping Plan, as required by AB 32. The final 

Update to the Scoping Plan was released in May, and CARB adopted it at the May 22, 2014, board hearing. 

The Update to the Scoping Plan defines CARB’s climate change priorities for the next five years and lays the 

groundwork to reach post-2020 goals in Executive Orders S-3-05 and B-16-2012. The update includes the 

latest scientific findings related to climate change and its impacts, including short-lived climate pollutants. The 

GHG target identified in the 2008 Scoping Plan is based on IPCC’s GWPs identified in the Second and Third 

Assessment Reports (see Table 5.4-1). IPCC’s Fourth and Fifth Assessment Reports identified more recent 

GWP values based on the latest available science. CARB recalculated the 1990 GHG emission levels with the 

updated GWPs in the Fourth Assessment Report, and the 427 MMTCO2e 1990 emissions level and 2020 

GHG emissions limit, established in response to AB 32, is slightly higher, at 431 MMTCO2e (CARB 2014b). 

The update highlights California’s progress toward meeting the near-term 2020 GHG emission reduction 

goals defined in the original 2008 Scoping Plan. As identified in the Update to the Scoping Plan, California is 

on track to meeting the goals of  AB 32. However, the Update to the Scoping Plan also addresses the state’s 

longer-term GHG goals within a post-2020 element. The post-2020 element provides a high level view of  a 

long-term strategy for meeting the 2050 GHG goals, including a recommendation for the state to adopt a 

mid-term target. According to the Update to the Scoping Plan, local government reduction targets should 

chart a reduction trajectory that is consistent with, or exceeds, the trajectory created by statewide goals 

(CARB 2014b). 
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According to the Update to the Scoping Plan, reducing emissions to 80 percent below 1990 levels will require 

a fundamental shift to efficient, clean energy in every sector of  the economy. Progressing toward California’s 

2050 climate targets will require significant acceleration of  GHG reduction rates. Emissions from 2020 to 

2050 will have to decline several times faster than the rate needed to reach the 2020 emissions limit (CARB 

2014a). 

SB 375 – Regional Transportation Plan (RTP) / Sustainable Communities Strategy (SCS) 

In 2008, SB 375 was adopted and was intended to represent the implementation mechanism necessary to 

achieve the GHG emissions reductions targets established in the Scoping Plan for the transportation sector as 

it relates to local land use decisions that affect travel behavior. Implementation is intended to reduce GHG 

emissions from light-duty trucks and automobiles (excludes emissions associated with goods movement) by 

aligning regional long-range transportation plans, investments, and housing allocations with local land use 

planning to reduce vehicle miles traveled and vehicle trips. Specifically, SB 375 requires CARB to establish 

GHG emissions reduction targets for each of  the 17 regions in California managed by a metropolitan 

planning organization (MPO). Pursuant to the recommendations of  the Regional Transportation Advisory 

Committee, CARB adopted per capita reduction targets for each of  the MPOs rather than a total magnitude 

reduction target. SCAG is the MPO for the southern California region, which includes the counties of  Los 

Angeles, Orange, San Bernardino County, Riverside, Ventura, and Imperial. SCAG's targets are an 8 percent 

per capita reduction from 2005 GHG emission levels by 2020 and a 13 percent per capita reduction from 

2005 GHG emission levels by 2035. 

The 2020 targets are smaller than the 2035 targets because a significant portion of  the built environment in 

2020 has been defined by decisions that have already been made. In general, the 2020 scenarios reflect that 

more time is needed for large land use and transportation infrastructure changes. Most of  the reductions in 

the interim are anticipated to come from improving the efficiency of  the region's existing transportation 

network. Adherence to the targets would result in 3 MMTCO2e reductions by 2020 and 15 MMTCO2e 

reductions by 2035. Based on these reductions, the passenger vehicle target in CARB's Scoping Plan (for AB 

32) would be met (CARB 2010). 

SCAG 2012 RTP/SCS 

SB 375 requires the MPOs to prepare a Sustainable Communities Strategy (SCS) in their regional 

transportation plan. For the SCAG region, the Regional Transportation Plan/Sustainable Communities 

Strategy (RTP/SCS) was adopted April 2012 (SCAG 2012). The SCS sets forth a development pattern for the 

region, which, when integrated with the transportation network and other transportation measures and 

policies, would reduce GHG emissions from transportation (excluding goods movement). The SCS is meant 

to provide growth strategies that will achieve the regional GHG emissions reduction targets. However, the 

SCS does not require that local general plans, specific plans, or zoning be consistent with the SCS, but 

provides incentives for consistency for governments and developers. 

Assembly Bill 1493 

California vehicle GHG emission standards were enacted under AB 1493 (Pavely I). Pavely I is a clean-car 

standard that reduces GHG emissions from new passenger vehicles (light-duty auto to medium-duty vehicles) 
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from 2009 through 2016 and is anticipated to reduce GHG emissions from new passenger vehicles by 

30 percent in 2016. California implements the Pavley I standards through a waiver granted to California by 

the EPA. In 2012, the EPA issued a Final Rulemaking that sets even more stringent fuel economy and GHG 

emissions standards for model year 2017 through 2025 light-duty vehicles (see also the discussion on the 

update to the CAFE standards under Federal Laws, above). In January 2012, CARB approved the Advanced 

Clean Cars program (formerly known as Pavley II) for model years 2017 through 2025. The program 

combines the control of  smog, soot, and global warming gases and requirements for greater numbers of  

zero-emission vehicles into a single package of  standards. Under California’s Advanced Clean Car program, 

by 2025, new automobiles will emit 34 percent fewer global warming gases and 75 percent fewer smog-

forming emissions.  

Executive Order S-1-07 

On January 18, 2007, the state set a new low carbon fuel standard (LCFS) for transportation fuels sold within 

the state. Executive Order S-1-07 sets a declining standard for GHG emissions measured in carbon dioxide 

equivalent gram per unit of  fuel energy sold in California. The LCFS requires a reduction of  2.5 percent in 

the carbon intensity of  California’s transportation fuels by 2015 and a reduction of  at least 10 percent by 

2020. The standard applies to refiners, blenders, producers, and importers of  transportation fuels, and would 

use market-based mechanisms to allow these providers to choose how they reduce emissions during the “fuel 

cycle” using the most economically feasible methods. 

Executive Order B-16-2012 

On March 23, 2012, the state identified that CARB, the California Energy Commission (CEC), the Public 

Utilities Commission, and other relevant agencies worked with the Plug-in Electric Vehicle Collaborative and 

the California Fuel Cell Partnership to establish benchmarks to accommodate zero-emissions vehicles in 

major metropolitan areas, including infrastructure to support them (e.g., electric vehicle charging stations). 

The executive order also directs the number of  zero-emission vehicles in California’s state vehicle fleet to 

increase through the normal course of  fleet replacement so that at least 10 percent of  fleet purchases of  

light-duty vehicles are zero-emission by 2015 and at least 25 percent by 2020. The executive order also 

establishes a target for the transportation sector of  reducing GHG emissions from the transportation sector 

80 percent below 1990 levels. 

Senate Bills 1078 and 107, and Executive Order S-14-08 

A major component of  California’s Renewable Energy Program is the renewable portfolio standard (RPS) 

established under Senate Bills 1078 (Sher) and 107 (Simitian). Under the RPS, certain retail sellers of  

electricity were required to increase the amount of  renewable energy each year by at least 1 percent in order 

to reach at least 20 percent by December 30, 2010. CARB has now approved an even higher goal of  

33 percent by 2020. In 2011, the state legislature adopted this higher standard in SBX1-2. Executive 

Order S-14-08 was signed in November 2008, which expands the state’s Renewable Energy Standard to 

33 percent renewable power by 2020. Renewable sources of  electricity include wind, small hydropower, solar, 

geothermal, biomass, and biogas. The increase in renewable sources for electricity production will decrease 

indirect GHG emissions from development projects because electricity production from renewable sources is 

generally considered carbon neutral.  
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California Building Code 

Energy conservation standards for new residential and nonresidential buildings were adopted by the 

California Energy Resources Conservation and Development Commission in June 1977 and most recently 

revised in 2013 (Title 24, Part 6, of  the California Code of  Regulations [CCR]). Title 24 requires the design of  

building shells and building components to conserve energy. The standards are updated periodically to allow 

for consideration and possible incorporation of  new energy efficiency technologies and methods. On May 31, 

2012, the CEC adopted the 2013 Building and Energy Efficiency Standards, which go into effect on January 

1, 2014. Buildings that are constructed in accordance with the 2013 Building and Energy Efficiency Standards 

are 25 percent (residential) to 30 percent (nonresidential) more energy efficient than the 2008 standards as a 

result of  better windows, insulation, lighting, ventilation systems, and other features that reduce energy 

consumption in homes and businesses. 

On July 17, 2008, the California Building Standards Commission adopted the nation’s first green building 

standards. The California Green Building Standards Code (Part 11, Title 24, known as “CALGreen”) was 

adopted as part of  the California Building Standards Code (Title 24, California Code of  Regulations). 

CALGreen established planning and design standards for sustainable site development, energy efficiency (in 

excess of  the California Energy Code requirements), water conservation, material conservation, and internal 

air contaminants.10  The mandatory provisions of  the California Green Building Code Standards became 

effective January 1, 2011 and were updated most recently in 2013. 

2006 Appliance Efficiency Regulations 

The 2006 Appliance Efficiency Regulations (Title 20, CCR Sections 1601 through 1608) were adopted by the 

California Energy Commission on October 11, 2006, and approved by the California Office of  

Administrative Law on December 14, 2006. The regulations include standards for both federally regulated 

appliances and non-federally regulated appliances. Though these regulations are now often viewed as 

“business-as-usual,” they exceed the standards imposed by all other states and they reduce GHG emissions by 

reducing energy demand. 

Thresholds of Significance 

The CEQA Guidelines recommend that a lead agency consider the following when assessing the significance 

of  impacts from GHG emissions on the environment: 

1. The extent to which the project may increase (or reduce) GHG emissions as compared 

to the existing environmental setting; 

2. Whether the project emissions exceed a threshold of  significance that the lead agency 

determines applies to the project; 

                                                      
10 The green building standards became mandatory in the 2010 edition of the code. 
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3. The extent to which the project complies with regulations or requirements adopted to 

implement an adopted statewide, regional, or local plan for the reduction or mitigation 

of  GHG emissions.11  

South Coast Air Quality Management District 

To provide guidance to local lead agencies on determining significance for GHG emissions in their CEQA 

documents, SCAQMD has convened a GHG CEQA Significance Threshold Working Group (Working 

Group). Based on the last Working Group meeting (Meeting No. 15) held in September 2010, SCAQMD is 

proposing to adopt a tiered approach for evaluating GHG emissions for development projects where 

SCAQMD is not the lead agency:  

 Tier 1. If  a project is exempt from CEQA, project-level and cumulative GHG emissions are less than 

significant. 

 Tier 2. If  the project complies with a GHG emissions reduction plan or mitigation program that avoids 

or substantially reduces GHG emissions in the project’s geographic area (i.e., city or county), project-level 

and cumulative GHG emissions are less than significant.  

For projects that are not exempt or where no qualifying GHG reduction plans are directly applicable, 

SCAQMD requires an assessment of  GHG emissions. SCAQMD is proposing a screening-level threshold of  

3,000 MTCO2e annually for all land use types or the following land-use-specific thresholds: 1,400 MTCO2e 

for commercial projects, 3,500 MTCO2e for residential projects, or 3,000 MTCO2e for mixed-use projects. 

This bright-line threshold is based on a review of  the Governor’s Office of  Planning and Research database 

of  CEQA projects. Based on their review of  711 CEQA projects, 90 percent of  CEQA projects would 

exceed the bright-line thresholds identified above. Therefore, projects that do not exceed the bright-line 

threshold would have a nominal, and therefore, less than cumulatively considerable impact on GHG 

emissions: 

 Tier 3. If  GHG emissions are less than the screening-level threshold, project-level and cumulative GHG 

emissions are less than significant.  

 Tier 4. If  emissions exceed the screening threshold, a more detailed review of  the project’s GHG 

emissions is warranted.  

SCAQMD has proposed to adopt an efficiency target for projects that exceed the screening threshold. The 

current recommended approach is per capita efficiency targets. SCAQMD is not recommending use of  a 

percent emissions reduction target. Instead, SCAQMD proposes a 2020 efficiency target of  4.8 MTCO2e per 

year per service population (MTCO2e/year/SP) for project-level analyses and 6.6 MTCO2e/year/SP for plan 

                                                      
11 The Governor’s Office of Planning and Research recommendations include a requirement that such a plan must be adopted through a public review 

process and include specific requirements that reduce or mitigate the project’s incremental contribution of GHG emissions. If there is substantial 
evidence that the possible effects of a particular project are still cumulatively considerable, notwithstanding compliance with the adopted regulations or 
requirements, an EIR must be prepared for the project. 
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level projects (e.g., program-level projects such as general plans).12 The per capita efficiency targets are based 

on the AB 32 GHG reduction target and 2020 GHG emissions inventory prepared for CARB’s 2008 Scoping 

Plan.13  For the purpose of  this project, SCAQMD’s project-level thresholds are used. If  projects exceed 

these per capita efficiency targets, GHG emissions would be considered potentially significant in the absence 

of  mitigation measures.  
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Regional Construction Emissions Worksheet - Unmitigated

Building Demolition

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Off-Road 3.1205 37.112 14.9764 0.0504 1.4267 1.3383
Total 3.1205 37.112 14.9764 0.0504 1.4267 1.3383

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.0427 0.4011 0.5201 8.60E-04 0.03 0.0129
Worker 0.0603 0.0818 0.8552 1.93E-03 0.1558 0.0424

Total 0.103 0.4829 1.3753 2.79E-03 0.1858 0.0552

TOTAL 3.2235 37.5949 16.3517 0.0532 1.6125 1.3935

Building Demo Debris Haul

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 0.5031 0.0762
Off-Road 0 0 0 0 0 0

Total 0 0 0 0 0.5031 0.0762

Offsite
Hauling 0.1151 1.5352 1.3726 3.45E-03 0.0998 0.0432
Vendor 0 0 0 0 0 0
Worker 0 0 0 0 0 0

Total 0.1151 1.5352 1.3726 3.45E-03 0.0998 0.0432

TOTAL 0.1151 1.5352 1.3726 0.0035 0.6029 0.1194

Demo + Building Demo Haul 3.3386 39.1301 17.7243 0.0566 2.2154 1.5129

Asphalt Demolition

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Off-Road 2.527 23.8865 10.5791 0.0337 0.9829 0.9541
Total 2.527 23.8865 10.5791 0.0337 0.9829 0.9541

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.0427 0.4011 0.5201 8.60E-04 0.03 0.0129
Worker 0.0322 0.0436 0.4561 1.03E-03 0.0831 0.0226

Total 0.0749 0.4447 0.9762 1.89E-03 0.1131 0.0354

TOTAL 2.6019 24.3312 11.5553 0.0356 1.0960 0.9895

Site Preparation

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 7.7233 4.2454
Off-Road 5.2609 56.8897 42.6318 0.0391 3.0883 2.8412

Total 5.2609 56.8897 42.6318 0.0391 10.8116 7.0866

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.0427 0.4011 0.5201 8.60E-04 0.03 0.0129
Worker 0.0724 0.0981 1.0263 2.31E-03 0.1869 0.0508

Total 0.1151 0.4992 1.5463 3.17E-03 0.217 0.0637

TOTAL 5.3760 57.3889 44.1781 0.0423 11.0286 7.1503

Grading

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 2.8011 1.4396
Off-Road 3.8327 40.4161 26.6731 0.0298 2.3284 2.1421

Total 3.8327 40.4161 26.6731 0.0298 5.1295 3.5817

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.0427 0.4011 0.5201 8.60E-04 0.03 0.0129
Worker 0.0603 0.0818 0.8552 1.93E-03 0.1558 0.0424

Total 0.103 0.4829 1.3753 2.79E-03 0.1858 0.0552

TOTAL 3.9357 40.8990 28.0484 0.0326 5.3153 3.6369
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Grading Soil Haul

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 0.0113 1.71E-03
Off-Road 0 0 0 0 0 0

Total 0 0 0 0 0.0113 1.71E-03

Offsite
Hauling 1.07 20.402 10.1129 0.0476 1.4016 0.6039
Vendor 0 0 0 0 0 0
Worker 0 0 0 0 0 0

Total 1.07 20.402 10.1129 0.0476 1.4016 0.6039

TOTAL 1.0700 20.4020 10.1129 0.0476 1.4129 0.6056

Grading + Grading Soil Haul 5.0057 61.3010 38.1613 0.0802 6.7282 4.2425

Wet Utility Trenching & Installation

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Off-Road 0.4166 4.8648 3.4392 5.29E-03 0.2401 0.2209
Total 0.4166 4.8648 3.4392 5.29E-03 0.2401 0.2209

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.0427 0.4011 0.5201 8.60E-04 0.03 0.0129
Worker 0.0121 0.0164 0.171 3.90E-04 0.0312 8.47E-03

Total 0.0547 0.4175 0.6911 1.25E-03 0.0612 0.0213

TOTAL 0.4713 5.2823 4.1303 0.0065 0.3013 0.2422

Grading + Grading Soil Haul + WUTI 5.4770 66.5833 42.2916 0.0867 7.0295 4.4847

Asphalt Paving

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Off-Road 2.3172 25.1758 14.9781 0.0223 1.4148 1.3016
Paving 0.4716 0 0

Total 2.7888 25.1758 14.9781 0.0223 1.4148 1.3016

Offsite
Hauling 0 0 0 0 0 0
Vendor 0 0 0 0 0 0
Worker 0.0603 0.0818 0.8552 1.93E-03 0.1558 0.0424

Total 0.0603 0.0818 0.8552 1.93E-03 0.1558 0.0424

TOTAL 2.8491 25.2576 15.8333 0.0242 1.5706 1.3440

Grading + Grading Soil Haul + AP 7.8548 86.5586 53.9946 0.1044 8.2988 5.5865

Dry Utility Trenching & Installation

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Off-Road 0.4166 4.8648 3.4392 5.29E-03 0.2401 0.2209
Total 0.4166 4.8648 3.4392 5.29E-03 0.2401 0.2209

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.0427 0.4011 0.5201 8.60E-04 0.03 0.0129
Worker 0.0121 0.0164 0.171 3.90E-04 0.0312 8.47E-03

Total 0.0547 0.4175 0.6911 1.25E-03 0.0612 0.0213

TOTAL 0.4713 5.2823 4.1303 0.0065 0.3013 0.2422

A-31



Building Construction

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2015

Off-Road 3.6591 30.0299 18.7446 0.0268 2.1167 1.9904
Total 3.6591 30.0299 18.7446 0.0268 2.1167 1.9904

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.2348 2.2061 2.8605 4.73E-03 0.1652 0.0707
Worker 0.4825 0.654 6.8418 0.0154 1.2461 0.3389

Total 0.7173 2.8601 9.7022 0.0202 1.4113 0.4096

TOTAL 4.3764 32.8900 28.4468 0.0470 3.5280 2.4000

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2016

Off-Road 3.4062 28.5063 18.5066 0.0268 1.9674 1.8485
Total 3.4062 28.5063 18.5066 0.0268 1.9674 1.8485

Offsite
Hauling 0 0 0 0 0 0
Vendor 0.2132 1.9479 2.7024 4.73E-03 0.1589 0.065
Worker 0.4382 0.5915 6.2053 0.0154 1.2457 0.3386

Total 0.6515 2.5394 8.9077 0.0201 1.4047 0.4036

TOTAL 4.0577 31.0457 27.4143 0.0469 3.3721 2.2521

Architectural Coating

ROG NOx CO SO2 PM10 Total PM2.5 Total
Onsite 2016

Archit. Coating 51.7935 0 0
Off-Road 0.3685 2.3722 1.8839 2.97E-03 0.1966 0.1966

Total 52.1619 2.3722 1.8839 2.97E-03 0.1966 0.1966

Offsite
Hauling 0 0 0 0 0 0
Vendor 0 0 0 0 0 0
Worker 0.0877 0.1183 1.2411 3.08E-03 0.2492 0.0677

Total 0.0877 0.1183 1.2411 3.08E-03 0.2492 0.0677

TOTAL 52.2496 2.4905 3.1250 0.0061 0.4458 0.2643

Building Construction + Archit. Coating 56.3073 33.5362 30.5393 0.0530 3.8179 2.5164

MAX DAILY 56.31 86.56 53.99 0.10 11.03 7.15

Regional Thresholds 75 100 550 150 150 55

Exceeds Thresholds? No No No No No No
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Localized Construction Emissions Worksheet - Unmitigated

Building Demolition

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 37.112 14.9764 1.4267 1.3383
Total 37.112 14.9764 1.4267 1.3383

Building Demo Debris Haul

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 0.5031 0.0762
Off-Road 0 0 0 0

Total 0 0 0.5031 0.0762

Demo + Building Demo Haul 37.1120 14.9764 1.9298 1.4145

LSTs 112 804 5.50 4.00
Exceed Thresholds? No No No No

Asphalt Demolition

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 23.8865 10.5791 0.9829 0.9541
Total 23.8865 10.5791 0.9829 0.9541

LSTs 92 647 4.00 3.00
Exceed Thresholds? No No No No

Site Preparation

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 7.7233 4.2454
Off-Road 56.8897 42.6318 3.0883 2.8412

Total 56.8897 42.6318 10.8116 7.0866

LSTs 164 1,336 10.49 7.00
Exceed Thresholds? No No Yes Yes

Grading

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 2.8011 1.4396
Off-Road 40.4161 26.6731 2.3284 2.1421

Total 40.4161 26.6731 5.1295 3.5817
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Grading Soil Haul

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 0.0113 1.71E-03
Off-Road 0 0 0 0

Total 0 0 0.0113 1.71E-03

Grading + Grading Soil Haul 40.4161 26.6731 5.1408 3.5834

LSTs 142 1,087 8.16 5.67
Exceed Thresholds? No No No No

Wet Utility Trenching & Installation

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 4.8648 3.4392 0.2401 0.2209
Total 4.8648 3.4392 0.2401 0.2209

Grading + Grading Soil Haul + WUTI 45.2809 30.1123 5.3809 3.8043

LSTs 142 1,087 8.16 5.67
Exceed Thresholds? No No No No

Asphalt Paving

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 25.1758 14.9781 1.4148 1.3016
Paving 0 0

Total 25.1758 14.9781 1.4148 1.3016

LSTs 92 647 4.00 3.00
Exceed Thresholds? No No No No

Grading + Grading Soil Haul + AP 65.5919 41.6512 6.5556 4.8850

LSTs 142 1,087 8.16 5.67
Exceed Thresholds? No No No No

Dry Utility Trenching & Installation

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 4.8648 3.4392 0.2401 0.2209
Total 4.8648 3.4392 0.2401 0.2209

LSTs 92 647 4.00 3.00
Exceed Thresholds? No No No No
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Building Construction

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 30.0299 18.7446 2.1167 1.9904
Total 30.0299 18.7446 2.1167 1.9904

LSTs 104 745 4.93 3.62
Exceed Thresholds? No No No No

NOx CO PM10 Total PM2.5 Total
Onsite 2016

Off-Road 28.5063 18.5066 1.9674 1.8485
Total 28.5063 18.5066 1.9674 1.8485

LSTs 104 745 4.93 3.62
Exceed Thresholds? No No No No

Architectural Coating

NOx CO PM10 Total PM2.5 Total
Onsite 2016

Archit. Coating 0 0
Off-Road 2.3722 1.8839 0.1966 0.1966

Total 2.3722 1.8839 0.1966 0.1966

Building Construction + AC 30.8785 20.3905 2.1640 2.0451

LSTs 104 745 4.93 3.62
Exceed Thresholds? No No No No
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Localized Construction Emissions Worksheet - Mitigated

Building Demolition

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 37.112 14.9764 1.4267 1.3383
Total 37.112 14.9764 1.4267 1.3383

Building Demo Debris Haul

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 0.4361 0.066
Off-Road 0 0 0 0

Total 0 0 0.4361 0.066

Demo + Building Demo Haul 37.1120 14.9764 1.8628 1.4043

LSTs 112 804 5.50 4.00
Exceed Thresholds? No No No No

Asphalt Demolition

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 23.8865 10.5791 0.9829 0.9541
Total 23.8865 10.5791 0.9829 0.9541

LSTs 92 647 4.00 3.00
Exceed Thresholds? No No No No

Site Preparation

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 6.6936 3.6793
Off-Road 56.8897 42.6318 3.0883 2.8412

Total 56.8897 42.6318 9.7818 6.5205

LSTs 164 1,336 10.49 7.00
Exceed Thresholds? No No No No

Grading

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 2.4276 1.2477
Off-Road 40.4161 26.6731 2.3284 2.1421

Total 40.4161 26.6731 4.756 3.3897
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Grading Soil Haul

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Fugitive Dust 9.78E-03 1.48E-03
Off-Road 0 0 0 0

Total 0 0 9.78E-03 1.48E-03

Grading + Grading Soil Haul 40.4161 26.6731 4.7658 3.3912

LSTs 142 1,087 8.16 5.67
Exceed Thresholds? No No No No

Wet Utility Trenching & Installation

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 4.8648 3.4392 0.2401 0.2209
Total 4.8648 3.4392 0.2401 0.2209

Grading + Grading Soil Haul + WUTI 45.2809 30.1123 5.0059 3.6121

LSTs 142 1,087 8.16 5.67
Exceed Thresholds? No No No No

Asphalt Paving

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 25.1758 14.9781 1.4148 1.3016
Paving 0 0

Total 25.1758 14.9781 1.4148 1.3016

LSTs 92 647 4.00 3.00
Exceed Thresholds? No No No No

Grading + Grading Soil Haul + AP 65.5919 41.6512 6.1806 4.6928

LSTs 142 1,087 8.16 5.67
Exceed Thresholds? No No No No

Dry Utility Trenching & Installation

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 4.8648 3.4392 0.2401 0.2209
Total 4.8648 3.4392 0.2401 0.2209

LSTs 92 647 4.00 3.00
Exceed Thresholds? No No No No
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Building Construction

NOx CO PM10 Total PM2.5 Total
Onsite 2015

Off-Road 30.0299 18.7446 2.1167 1.9904
Total 30.0299 18.7446 2.1167 1.9904

LSTs 104 745 4.93 3.62
Exceed Thresholds? No No No No

NOx CO PM10 Total PM2.5 Total
Onsite 2016

Off-Road 28.5063 18.5066 1.9674 1.8485
Total 28.5063 18.5066 1.9674 1.8485

LSTs 104 745 4.93 3.62
Exceed Thresholds? No No No No

Architectural Coating

NOx CO PM10 Total PM2.5 Total
Onsite 2016

Archit. Coating 0 0
Off-Road 2.3722 1.8839 0.1966 0.1966

Total 2.3722 1.8839 0.1966 0.1966

Building Construction + AC 30.8785 20.3905 2.1640 2.0451

LSTs 104 745 4.93 3.62
Exceed Thresholds? No No No No
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Regional Operational Emissions Worksheet

Existing

Summer ROG NOx CO SO2 PM10 Total PM2.5 Total

Area 7.124 0.000 0.016 0.000 0.000 0.000
Energy 0.100 0.909 0.764 0.005 0.069 0.069
Mobile 1.834 2.147 24.479 0.063 5.319 1.433
Total 9.058 3.056 25.260 0.069 5.388 1.503

Winter ROG NOx CO SO2 PM10 Total PM2.5 Total

Area 7.124 0.000 0.016 0.000 0.000 0.000
Energy 0.100 0.909 0.764 0.005 0.069 0.069
Mobile 1.921 2.344 23.448 0.060 5.319 1.433
Total 9.146 3.254 24.228 0.065 5.388 1.503

Max Daily ROG NOx CO SO2 PM10 Total PM2.5 Total

Area 7.124 0.000 0.016 0.000 0.000 0.000
Energy 0.100 0.909 0.764 0.005 0.069 0.069
Mobile 1.921 2.344 24.479 0.063 5.319 1.433
Total 9.146 3.254 25.260 0.069 5.388 1.503
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Project

Summer ROG NOx CO SO2 PM10 Total PM2.5 Total

Area 17.700 1.421 91.312 0.250 12.973 12.969
Energy 0.079 0.675 0.287 0.004 0.055 0.055
Mobile 4.406 4.605 52.401 0.132 11.081 2.988
Total 22.185 6.700 143.999 0.387 24.109 16.011

Winter ROG NOx CO SO2 PM10 Total PM2.5 Total

Area 17.700 1.421 91.312 0.250 12.973 12.969
Energy 0.079 0.675 0.287 0.004 0.055 0.055
Mobile 4.638 5.026 50.662 0.126 11.081 2.988
Total 22.417 7.121 142.261 0.380 24.109 16.011

Max Daily ROG NOx CO SO2 PM10 Total PM2.5 Total

Area 17.700 1.421 91.312 0.250 12.973 12.969
Energy 0.079 0.675 0.287 0.004 0.055 0.055
Mobile 4.638 5.026 52.401 0.132 11.081 2.988
Total 22.417 7.121 143.999 0.387 24.109 16.011

Net Emissions (Project - Existing)

Max Daily ROG NOx CO SO2 PM10 Total PM2.5 Total

Area 10.576 1.421 91.295 0.250 12.973 12.969
Energy -0.021 -0.234 -0.477 -0.001 -0.015 -0.015
Mobile 2.717 2.682 27.921 0.069 5.762 1.554
Total 13.272 3.868 118.740 0.318 18.721 14.508

Regional Thresholds 55 55 550 150 150 550

Exceeds Thresholds? No No No No No No
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GHG Emissions Worksheet

Existing

Source MTons/Year Percent of Total

Area 0 0%

Energy 646 45%

Mobile 668 47%

Waste 34 2%

Water 76 5%

Total All Sectors 1,424 100%

Proposed Project Buildout

MTons Total

Total Construction 870.34

Source MTons/Year Percent of Total

Area 101 4%

Energy 399 16%

Mobile 1634 66%

Waste 220 9%

Water 110 4%

Amortized Construction Emissions* 29 1%

Total All Sectors 2,493 100%

Net GHG Emissions (Project - Existing)

MTons Total

Total Construction 870.34

Source MTons/Year Percent of Total

Area 101 9%

Energy -247 -23%

Mobile 966 90%

Waste 186 17%

Water 35 3%

Amortized Construction Emissions* 29 3%

Total All Sectors 1,069 100%

*Total construction emissions are amortized over 30 years per SCAQMD methodology; SCAQMD. 2010, September 28. 

Greenhouse Gases (GHG) CEQA Significance Thresholds Working Group Meeting 15. 

http://www.aqmd.gov/ceqa/handbook/GHG/2010/sept28mtg/sept29.html.
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CalEEMod Project Characteristics Inputs (Construction)

Name: Costa Mesa 17th Street Live-Work Project

Project Location: W 17th Street & Pomona Avenue

Project Location: Orange County

Climate Zone: 8

Land Use Setting: Urban

Operational Year: 2016

Utility Company: Southern California Edison

SRA: 18

General Info

Total Project Site Area 9.01 acres

Live-Work 89 DU 3.46 acres

Residential Lofts 46 DU 3.51 acres

Detached Live-Work 42 DU 1.95 acres

Total Units 177 DU (Inclusive of Pavement, Hardscape, and Landscaping)

Number of Residents 483

Building Square Footage 

Floor Plans Amount (Units)

Building Square Feet (BSF) Per 

Unit Total BSF Acres

Live-Work

Unit A1 33 1,927 63,591

Unit A2 25 1,872 46,800

Unit A3 31 1,975 61,225

89 171,616 1.86

Detached Live-Work

Unit C1 14 1,870 26,180

Unit C2 17 1,856 31,552

Unit C3 11 1,998 21,978

42 79,710 0.88

Lofts

Unit B1 32 1,907 61,024

Unit B2 14 1,929 27,006

46 88,030 0.96
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New Pavement, Hardscape, and Landscaping

Component Square Feet Acreage 

Surface Parking Lot 19,278 0.44

Non-Parking Asphalt 98,250 2.26

Hardscape 41,400 0.95

Landscaping 72,400 1.66

CalEEMod Land Use Inputs
Land Use Land Use Type Land Use Subtype Unit Amount Size Metric Lot Acreage Square Feet Population

Live-Work Residential Condo/Townhouse 89 Dwelling Unit 1.86 171,616 243

Lofts Residential Condo/Townhouse 46 Dwelling Unit 0.96 88,030 126

Detached Live-Work Residential Single Family Housing 42 Dwelling Unit 0.88 79,710 115

Surface Parking Lot Parking Parking Lot 0.44 Acre 0.44 19,278

Non-Parking Asphalt Parking Other Asphalt Surfaces 2.26 Acre 2.26 0

Hardscape + Landscaping Parking Other Non-Asphalt Surfaces 2.61 Acre 2.61 0

9.01

Demolition Haul

Tonnage of building debris to be hauled 

offsite 550 tons

Phase Name

Amount to be Demolished 

(Tons)  Haul Truck Capacity (tons) 

 Haul Distance 

(miles) Total Trip Ends Duration (days) Trips Ends/Day

Building Demo Debris Haul 550 18 15 62 10 7

Soil Haul

Total Exmport Volume (CY)  Haul Truck Capacity (CY)*  Haul Distance (miles)** 

Total Trip 

Ends Total Days Trip Ends/Day

14,000 16 45 1,750 60 30

*CalEEMod Default

*Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.
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Architectural Coating

Non-Residential Architectural Coating

Percentage of Buildings' Interior 

Painted: 100%

Percentage of Buildings' Exterior 

Painted: 80%

SCAQMD Rule 1113 

Interior Paint VOC content: 100 grams per liter

Exterior Paing VOC content: 100 grams per liter

Residential Structures Land Use Square Feet SCAQMD Factor

Total 

Paintable 

Surface Area2

Paintable 

Interior Area1

Paintable 

Exterior Area1

Live-Work 171,616 2.7 463,363 347,522 92,673

Lofts 88,030 2.7 237,681 178,261 47,536

Detached Live-Work 79,710 2.7 215,217 161,413 43,043

Subtotal: 687,196 183,252

Non-Residential Structures Land Use Square Feet SCAQMD Factor

Total 

Paintable 

Surface Area2

Paintable 

Interior Area1

Paintable 

Exterior Area1

Parking Lot 19,278 0.06 1,157 868 289

1

2

*CalEEMod methodology calculates the paintable interior and exterior areas by multiplying the total paintable surface area by 75 and 25 percent, 

respectively. Architectural coatings for the parking lot is based on CalEEMod methodology applied to a surface parking lot (i.e., striping), in which 6% of 

surface area is painted.

** Applied CalEEMod Methodology in calculating total
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Construction - Unmitigated Run

SCAQMD Rule 403 

Replace Ground Cover PM10: 5 % Reduction

PM25: 5 % Reduction

Water Exposed Area Frequency: 2 per day

PM10: 55 % Reduction

PM25: 55 % Reduction

Unpaved Roads Vehicle Speed: 15 mph

SCAQMD Rule 1186

Clean Paved Road 9 % PM Reduction
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CalEEMod Construction Phase Inputs*

5-Day Work Week/8 hours per day

Phase Name Phase Type Start Date End Date CalEEMod Total Days

Building Demolition Demolition 7/1/2015 7/28/2015 20

Building Demo Debris Haul Demolition 7/15/2015 7/28/2015 10

Asphalt Demolition Demolition 7/29/2015 8/4/2015 5

Site Preparation Site Preparation 8/5/2015 8/11/2015 5

Grading Grading 8/12/2015 11/3/2015 60

Grading Soil Haul Grading 8/12/2015 11/3/2015 60

Wet Utility Trenching & Installation Trenching 10/1/2015 10/21/2015 15

Asphalt Paving Paving 10/22/2015 11/11/2015 15

Dry Utility Trenching & Installation Trenching 11/12/2015 11/25/2015 10

Building Construction Building Construction 12/1/2015 11/30/2016 262

Architectural Coating** Architectural Coating 8/15/2016 11/30/2016 79

*Based on construction schedule provided by the Applicant.

**Assumes Architectural Coating duration is 30% of that of Building Construction
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CalEEMod Construction Off-Road Equipment Inputs

Equipment Type CalEEMod Equipment Type Unit Amount Hours/Day HP LF

CalEEMod 

Vendor Trips

Building Demolition***

75-100,000 LB/CLASS (Excavator)Excavators 2 8 345 0.38

963/972 TYPE (Loader) Tractors/Loaders/Backhoes 1 8 210 0.37

5650 (Skid Loader) Tractors/Loaders/Backhoes 2 8 74 0.37

Crusher Crushing/Proc. Equipment 1 8 200 0.78

Water Truck* 4

Asphalt Demolition***

BOMAG RS446D (Grinder) Crushing/Proc. Equipment 1 8 415 0.78

Loader Tractors/Loaders/Backhoes 1 8 97 0.37

Skid Steer Skid Steer Loaders 1 8 64 0.3685

Water Truck* 4

Site Preparation**

Rubber Tired Dozer Rubber Tired Dozers 3 8 255 0.4

Tractors/Loaders/Backhoes Tractors/Loaders/Backhoes 4 8 97 0.37

Water Truck* 4

Grading**

Excavators Excavators 1 8 162 0.38

Graders Graders 1 8 174 0.41

Rubber Tired Dozers Rubber Tired Dozers 1 8 255 0.4

Tractors/Loaders/Backhoes Tractors/Loaders/Backhoes 3 8 97 0.37

Water Truck* 4

Utility Trenching & Installation

Excavators Excavators 1 8 162 0.38

Water Truck* 4

Building Construction**

Cranes Cranes 1 7 226 0.29

Forklifts Forklifts 3 8 89 0.2

Generator Sets Generator Sets 1 8 84 0.74

Tractors/Loaders/Backhoes Tractors/Loaders/Backhoes 3 7 97 0.37

Welders Welders 1 8 46 0.45

Asphalt Paving**

Pavers Pavers 2 8 125 0.42

Paving Equipment Paving Equipment 2 8 130 0.36

Rollers Rollers 2 8 80 0.38

Architectural Coating**

Air Compressors Air Compressors 1 6 78 0.48

**CalEEMod Defaults

***Based on construction information provided by the Applicant.

*Emissions accounted for in the vendor trips assigned.
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Off-road Equipment - 

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Construction Phase - Based on construction schedule provided by the Applicant.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 1/22/2015 4:16 PM

Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

tblConstructionPhase NumDays 10.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 20.00 15.00

tblConstructionPhase NumDays 20.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 230.00 262.00

tblConstructionPhase NumDays 20.00 10.00

tblConstDustMitigation CleanPavedRoadPercentReduction 0 9

tblConstructionPhase NumDays 20.00 78.00

tblArchitecturalCoating EF_Nonresidential_Interior 250.00 100.00

tblArchitecturalCoating EF_Residential_Interior 50.00 100.00

tblArchitecturalCoating ConstArea_Residential_Exterior 229,065.00 183,252.00

tblArchitecturalCoating EF_Nonresidential_Exterior 250.00 100.00

Architectural Coating - SCAQMD Rule 1113

Construction Off-road Equipment Mitigation - SCAQMD Rule 403 & SCAQMD Rule 1186

Table Name Column Name Default Value New Value

Off-road Equipment - Placeholder only.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

Trips and VMT - Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.Added trips for water 
trucks.Demolition - 

Grading - 

Off-road Equipment - 

Off-road Equipment - Placeholder only.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - 
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

tblOffRoadEquipment HorsePower 85.00 415.00

tblOffRoadEquipment HorsePower 97.00 210.00

tblOffRoadEquipment HorsePower 162.00 345.00

tblOffRoadEquipment HorsePower 85.00 200.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse LotAcreage 13.64 0.88

tblLandUse Population 132.00 126.00

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblConstructionPhase PhaseStartDate 11/4/2015 10/1/2015

tblGrading MaterialExported 0.00 14,000.00

tblConstructionPhase PhaseStartDate 7/29/2015 7/15/2015

tblConstructionPhase PhaseStartDate 11/4/2015 8/12/2015

tblConstructionPhase PhaseStartDate 12/1/2016 8/15/2016

tblConstructionPhase PhaseStartDate 11/26/2015 12/1/2015

tblConstructionPhase PhaseEndDate 1/26/2016 11/3/2015

tblConstructionPhase PhaseEndDate 11/24/2015 10/21/2015

tblConstructionPhase PhaseEndDate 11/25/2016 11/30/2016

tblConstructionPhase PhaseEndDate 8/11/2015 7/28/2015

tblConstructionPhase PhaseEndDate 3/20/2017 11/30/2016
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT HaulingTripLength 20.00 45.00

tblTripsAndVMT HaulingTripNumber 54.00 62.00

tblProjectCharacteristics OperationalYear 2014 2016

tblTripsAndVMT HaulingTripLength 20.00 15.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment HorsePower 97.00 74.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 15,707.81

40

15,707.814

0

2.4629 0.0000 15,759.534

8

20.0395 6.2955 25.3417 10.4572 5.8460 15.3893Total 64.1620 120.0948 84.5339 0.1573

0.0000 4,971.178
9

4,971.1789 0.7755 0.0000 4,987.46511.7471 2.2057 3.9528 0.4660 2.0835 2.54952016 56.3073 33.5363 30.5393 0.0530

0.0000 10,736.63
52

10,736.635
2

1.6874 0.0000 10,772.069
8

18.2925 4.0897 21.3889 9.9912 3.7625 12.83992015 7.8548 86.5585 53.9946 0.1043

NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

2.0 Emissions Summary

2.1 Overall Construction (Maximum Daily Emission)

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.00 0.00 0.00 0.00 0.00 0.0052.37 0.00 41.42 54.73 0.00 37.19

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

0.0000 15,707.81

40

15,707.814

0

2.4629 0.0000 15,759.534

8

9.5442 6.2955 14.8464 4.7345 5.8460 9.6666Total 64.1620 120.0948 84.5339 0.1573

0.0000 4,971.178
9

4,971.1789 0.7755 0.0000 4,987.46511.6121 2.2057 3.8178 0.4329 2.0835 2.51642016 56.3073 33.5363 30.5393 0.0530

0.0000 10,736.63
52

10,736.635
2

1.6874 0.0000 10,772.069
7

7.9321 4.0897 11.0286 4.3016 3.7625 7.15032015 7.8548 86.5585 53.9946 0.1043

Total CO2 CH4 N2O CO2e

Year lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

78

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 30

Acres of Paving: 0

Residential Indoor: 687,196; Residential Outdoor: 183,252; Non-Residential Indoor: 868; Non-Residential Outdoor: 289 (Architectural 

Coating – sqft)

11 Architectural Coating Architectural Coating 8/15/2016 11/30/2016 5

10

10 Building Construction Building Construction 12/1/2015 11/30/2016 5 262

9 Dry Utility Trenching & 
Installation

Trenching 11/12/2015 11/25/2015 5

15

8 Asphalt Paving Paving 10/22/2015 11/11/2015 5 15

7 Wet Utility Trenching & 
Installation

Trenching 10/1/2015 10/21/2015 5

60

6 Grading Soil Haul Grading 8/12/2015 11/3/2015 5 60

5 Grading Grading 8/12/2015 11/3/2015 5

5

4 Site Preparation Site Preparation 8/5/2015 8/11/2015 5 5

3 Asphalt Demolition Demolition 7/29/2015 8/4/2015 5

20

2 Building Demo Debris Haul Demolition 7/15/2015 7/28/2015 5 10

End Date Num Days 
Week

Num Days Phase Description

1 Building Demolition Demolition 7/1/2015 7/28/2015 5

3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

Grading Soil Haul Tractors/Loaders/Backhoes 0 8.00 97 0.37

Grading Soil Haul Rubber Tired Dozers 0 8.00 255 0.40

Grading Soil Haul Graders 0 8.00 174 0.41

Grading Soil Haul Excavators 0 8.00 162 0.38

Grading Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Graders 1 8.00 174 0.41

Grading Excavators 1 8.00 162 0.38

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Asphalt Demolition Tractors/Loaders/Backhoes 1 8.00 97 0.37

Asphalt Demolition Skid Steer Loaders 1 8.00 64 0.37

Asphalt Demolition Rubber Tired Dozers 0 8.00 255 0.40

Asphalt Demolition Excavators 0 8.00 162 0.38

Asphalt Demolition Crushing/Proc. Equipment 1 8.00 415 0.78

Asphalt Demolition Concrete/Industrial Saws 0 8.00 81 0.73

Building Demo Debris Haul Rubber Tired Dozers 0 8.00 255 0.40

Building Demo Debris Haul Excavators 0 8.00 162 0.38

Building Demo Debris Haul Concrete/Industrial Saws 0 8.00 81 0.73

Building Demolition Tractors/Loaders/Backhoes 2 8.00 74 0.37

Building Demolition Tractors/Loaders/Backhoes 1 8.00 210 0.37

Building Demolition Rubber Tired Dozers 0 8.00 255 0.40

Building Demolition Excavators 2 8.00 345 0.38

Building Demolition Crushing/Proc. Equipment 1 8.00 200 0.78

Load Factor

Building Demolition Concrete/Industrial Saws 0 8.00 81 0.73

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

6.90 20.00 LD_Mix HDT_Mix HHDTArchitectural Coating 1 24.00 0.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 120.00 22.00 0.00

Dry Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Asphalt Paving 6 15.00 0.00 0.00

Wet Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 45.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Grading Soil Haul 0 0.00 0.00 1,750.00

Grading 6 15.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 4.00 0.00

Asphalt Demolition 3 8.00 4.00 0.00 14.70

14.70 6.90 15.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Demo Debris 
Haul

0 0.00 0.00 62.00

Building Demolition 6 15.00 4.00 0.00 14.70

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Architectural Coating Air Compressors 1 6.00 78 0.48

Building Construction Welders 1 8.00 46 0.45

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Cranes 1 7.00 226 0.29

Dry Utility Trenching & Installation Excavators 1 8.00 162 0.38

Asphalt Paving Rollers 2 8.00 80 0.38

Asphalt Paving Paving Equipment 2 8.00 130 0.36

Asphalt Paving Pavers 2 8.00 125 0.42

Wet Utility Trenching & Installation Excavators 1 8.00 162 0.38
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

5,143.75901.3383 5,119.501

2

5,119.5012 1.15510.0504 1.4267 1.4267 1.3383

5,119.501
2

5,119.5012 1.1551 5,143.7590

Total 3.1205 37.1120 14.9764

1.4267 1.4267 1.3383 1.3383

Category lb/day lb/day

Off-Road 3.1205 37.1120 14.9764 0.0504

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

Replace Ground Cover

Water Exposed Area

Reduce Vehicle Speed on Unpaved Roads

Clean Paved Roads

3.2 Building Demolition - 2015

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 5,119.501

2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Total 3.1205 37.1120 14.9764 0.0504

0.0000 5,119.501
2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Off-Road 3.1205 37.1120 14.9764 0.0504

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1927 7.9000e-

003

0.2006 0.0516 7.2600e-

003

0.0588Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 0.0000 0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.3 Building Demo Debris Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1779 7.9000e-

003

0.1858 0.0480 7.2600e-

003

0.0552Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 0.0000 0.0000 0.0000 0.00000.5031 0.0000 0.5031 0.0762 0.0000 0.0762Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.5031 0.0000 0.5031 0.0762 0.0000 0.0762Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

350.3092 350.3092 2.8500e-

003

350.36900.0810 0.0243 0.1053 0.0222 0.0224 0.0445Total 0.1151 1.5352 1.3726 3.4500e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

350.3092 350.3092 2.8500e-
003

350.36900.0810 0.0243 0.1053 0.0222 0.0224 0.0445Hauling 0.1151 1.5352 1.3726 3.4500e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.4 Asphalt Demolition - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

350.3092 350.3092 2.8500e-

003

350.36900.0755 0.0243 0.0998 0.0208 0.0224 0.0432Total 0.1151 1.5352 1.3726 3.4500e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

350.3092 350.3092 2.8500e-
003

350.36900.0755 0.0243 0.0998 0.0208 0.0224 0.0432Hauling 0.1151 1.5352 1.3726 3.4500e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

0.0000 3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.0574 176.0574 5.3200e-

003

176.16920.1144 7.3300e-

003

0.1217 0.0308 6.7400e-

003

0.0376Total 0.0749 0.4447 0.9762 1.8900e-

003

89.0909 89.0909 4.6200e-
003

89.18800.0894 6.5000e-
004

0.0901 0.0237 6.0000e-
004

0.0243Worker 0.0322 0.0436 0.4561 1.0300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

4,111.744

4

4,111.7444 1.2275 4,137.522518.0663 3.0883 21.1545 9.9307 2.8412 12.7719Total 5.2609 56.8897 42.6318 0.0391

4,111.744
4

4,111.7444 1.2275 4,137.52253.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.000018.0663 0.0000 18.0663 9.9307 0.0000 9.9307Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.5 Site Preparation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.0574 176.0574 5.3200e-

003

176.16920.1058 7.3300e-

003

0.1131 0.0287 6.7400e-

003

0.0354Total 0.0749 0.4447 0.9762 1.8900e-

003

89.0909 89.0909 4.6200e-
003

89.18800.0824 6.5000e-
004

0.0831 0.0220 6.0000e-
004

0.0226Worker 0.0322 0.0436 0.4561 1.0300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 4,111.744

4

4,111.7444 1.2275 4,137.52247.7233 3.0883 10.8116 4.2454 2.8412 7.0866Total 5.2609 56.8897 42.6318 0.0391

0.0000 4,111.744
4

4,111.7444 1.2275 4,137.52243.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.00007.7233 0.0000 7.7233 4.2454 0.0000 4.2454Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

287.4211 287.4211 0.0111 287.65410.2262 8.1400e-

003

0.2343 0.0605 7.4800e-

003

0.0680Total 0.1151 0.4992 1.5463 3.1700e-

003

200.4546 200.4546 0.0104 200.67290.2012 1.4600e-
003

0.2027 0.0534 1.3400e-
003

0.0547Worker 0.0724 0.0981 1.0263 2.3100e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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3,129.015

8

3,129.0158 0.9341 3,148.63286.5523 2.3284 8.8807 3.3675 2.1421 5.5096Total 3.8327 40.4161 26.6731 0.0298

3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00006.5523 0.0000 6.5523 3.3675 0.0000 3.3675Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.6 Grading - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

287.4211 287.4211 0.0111 287.65410.2088 8.1400e-

003

0.2170 0.0562 7.4800e-

003

0.0637Total 0.1151 0.4992 1.5463 3.1700e-

003

200.4546 200.4546 0.0104 200.67290.1855 1.4600e-
003

0.1869 0.0495 1.3400e-
003

0.0508Worker 0.0724 0.0981 1.0263 2.3100e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 3,129.015

8

3,129.0158 0.9341 3,148.63282.8011 2.3284 5.1295 1.4396 2.1421 3.5817Total 3.8327 40.4161 26.6731 0.0298

0.0000 3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00002.8011 0.0000 2.8011 1.4396 0.0000 1.4396Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1927 7.9000e-

003

0.2006 0.0516 7.2600e-

003

0.0588Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 0.0000 0.0000 0.00000.0264 0.0000 0.0264 4.0000e-

003

0.0000 4.0000e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.0264 0.0000 0.0264 4.0000e-
003

0.0000 4.0000e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.7 Grading Soil Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1779 7.9000e-

003

0.1858 0.0480 7.2600e-

003

0.0552Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 0.0000 0.0000 0.0000 0.00000.0113 0.0000 0.0113 1.7100e-

003

0.0000 1.7100e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.0113 0.0000 0.0113 1.7100e-
003

0.0000 1.7100e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,846.663

6

4,846.6636 0.0366 4,847.43281.1422 0.3375 1.4797 0.3127 0.3104 0.6231Total 1.0700 20.4020 10.1129 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,846.663
6

4,846.6636 0.0366 4,847.43281.1422 0.3375 1.4797 0.3127 0.3104 0.6231Hauling 1.0700 20.4020 10.1129 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.8 Wet Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,846.663

6

4,846.6636 0.0366 4,847.43281.0641 0.3375 1.4016 0.2935 0.3104 0.6039Total 1.0700 20.4020 10.1129 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,846.663
6

4,846.6636 0.0366 4,847.43281.0641 0.3375 1.4016 0.2935 0.3104 0.6039Hauling 1.0700 20.4020 10.1129 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0585 6.9200e-

003

0.0655 0.0160 6.3600e-

003

0.0224Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.9 Asphalt Paving - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0543 6.9200e-

003

0.0612 0.0150 6.3600e-

003

0.0213Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

0.0000 2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

167.0455 167.0455 8.6700e-

003

167.22740.1677 1.2200e-

003

0.1689 0.0445 1.1200e-

003

0.0456Total 0.0603 0.0818 0.8552 1.9300e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0603 0.0818 0.8552 1.9300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.10 Dry Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

167.0455 167.0455 8.6700e-

003

167.22740.1546 1.2200e-

003

0.1558 0.0413 1.1200e-

003

0.0424Total 0.0603 0.0818 0.8552 1.9300e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0603 0.0818 0.8552 1.9300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0585 6.9200e-

003

0.0655 0.0160 6.3600e-

003

0.0224Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0543 6.9200e-

003

0.0612 0.0150 6.3600e-

003

0.0213Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

0.0000 2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,814.679

6

1,814.6796 0.0732 1,816.21621.4788 0.0465 1.5253 0.3949 0.0427 0.4376Total 0.7173 2.8601 9.7022 0.0202

1,336.363
7

1,336.3637 0.0693 1,337.81951.3413 9.7400e-
003

1.3511 0.3557 8.9500e-
003

0.3647Worker 0.4825 0.6540 6.8418 0.0154

478.3159 478.3159 3.8500e-
003

478.39670.1375 0.0367 0.1742 0.0391 0.0338 0.0729Vendor 0.2348 2.2061 2.8605 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,814.679

6

1,814.6796 0.0732 1,816.21621.3648 0.0465 1.4113 0.3669 0.0427 0.4096Total 0.7173 2.8601 9.7022 0.0202

1,336.363
7

1,336.3637 0.0693 1,337.81951.2364 9.7400e-
003

1.2461 0.3300 8.9500e-
003

0.3389Worker 0.4825 0.6540 6.8418 0.0154

478.3159 478.3159 3.8500e-
003

478.39670.1284 0.0367 0.1652 0.0369 0.0338 0.0707Vendor 0.2348 2.2061 2.8605 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

0.0000 2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,762.548

2

1,762.5482 0.0675 1,763.96601.4788 0.0399 1.5187 0.3949 0.0367 0.4315Total 0.6515 2.5394 8.9077 0.0201

1,289.481
4

1,289.4814 0.0640 1,290.82591.3413 9.3700e-
003

1.3507 0.3557 8.6400e-
003

0.3644Worker 0.4382 0.5915 6.2053 0.0154

473.0668 473.0668 3.4900e-
003

473.14010.1375 0.0305 0.1680 0.0392 0.0280 0.0672Vendor 0.2132 1.9479 2.7024 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.12 Architectural Coating - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,762.548

2

1,762.5482 0.0675 1,763.96601.3648 0.0399 1.4047 0.3669 0.0367 0.4036Total 0.6515 2.5394 8.9077 0.0201

1,289.481
4

1,289.4814 0.0640 1,290.82591.2364 9.3700e-
003

1.2457 0.3300 8.6400e-
003

0.3386Worker 0.4382 0.5915 6.2053 0.0154

473.0668 473.0668 3.4900e-
003

473.14010.1285 0.0305 0.1589 0.0369 0.0280 0.0650Vendor 0.2132 1.9479 2.7024 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

257.8963 257.8963 0.0128 258.16520.2683 1.8700e-

003

0.2701 0.0711 1.7300e-

003

0.0729Total 0.0877 0.1183 1.2411 3.0800e-

003

257.8963 257.8963 0.0128 258.16520.2683 1.8700e-
003

0.2701 0.0711 1.7300e-
003

0.0729Worker 0.0877 0.1183 1.2411 3.0800e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-80



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Winter

257.8963 257.8963 0.0128 258.16520.2473 1.8700e-

003

0.2492 0.0660 1.7300e-

003

0.0677Total 0.0877 0.1183 1.2411 3.0800e-

003

257.8963 257.8963 0.0128 258.16520.2473 1.8700e-
003

0.2492 0.0660 1.7300e-
003

0.0677Worker 0.0877 0.1183 1.2411 3.0800e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Off-road Equipment - 

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Construction Phase - Based on construction schedule provided by the Applicant.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 1/22/2015 4:16 PM

Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

tblConstructionPhase NumDays 10.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 20.00 15.00

tblConstructionPhase NumDays 20.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 230.00 262.00

tblConstructionPhase NumDays 20.00 10.00

tblConstDustMitigation CleanPavedRoadPercentReduction 0 9

tblConstructionPhase NumDays 20.00 78.00

tblArchitecturalCoating EF_Nonresidential_Interior 250.00 100.00

tblArchitecturalCoating EF_Residential_Interior 50.00 100.00

tblArchitecturalCoating ConstArea_Residential_Exterior 229,065.00 183,252.00

tblArchitecturalCoating EF_Nonresidential_Exterior 250.00 100.00

Architectural Coating - SCAQMD Rule 1113

Construction Off-road Equipment Mitigation - SCAQMD Rule 403 & SCAQMD Rule 1186

Table Name Column Name Default Value New Value

Off-road Equipment - Placeholder only.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

Trips and VMT - Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.Added trips for water 
trucks.Demolition - 

Grading - 

Off-road Equipment - 

Off-road Equipment - Placeholder only.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - 
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

tblOffRoadEquipment HorsePower 85.00 415.00

tblOffRoadEquipment HorsePower 97.00 210.00

tblOffRoadEquipment HorsePower 162.00 345.00

tblOffRoadEquipment HorsePower 85.00 200.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse LotAcreage 13.64 0.88

tblLandUse Population 132.00 126.00

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblConstructionPhase PhaseStartDate 11/4/2015 10/1/2015

tblGrading MaterialExported 0.00 14,000.00

tblConstructionPhase PhaseStartDate 7/29/2015 7/15/2015

tblConstructionPhase PhaseStartDate 11/4/2015 8/12/2015

tblConstructionPhase PhaseStartDate 12/1/2016 8/15/2016

tblConstructionPhase PhaseStartDate 11/26/2015 12/1/2015

tblConstructionPhase PhaseEndDate 1/26/2016 11/3/2015

tblConstructionPhase PhaseEndDate 11/24/2015 10/21/2015

tblConstructionPhase PhaseEndDate 11/25/2016 11/30/2016

tblConstructionPhase PhaseEndDate 8/11/2015 7/28/2015

tblConstructionPhase PhaseEndDate 3/20/2017 11/30/2016

A-84



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT HaulingTripLength 20.00 45.00

tblTripsAndVMT HaulingTripNumber 54.00 62.00

tblProjectCharacteristics OperationalYear 2014 2016

tblTripsAndVMT HaulingTripLength 20.00 15.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment HorsePower 97.00 74.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 15,822.87

49

15,822.874

9

2.4626 0.0000 15,874.588

6

20.0395 6.2945 25.3413 10.4572 5.8451 15.3890Total 64.0639 119.2426 83.7007 0.1587

0.0000 5,061.650
2

5,061.6502 0.7754 0.0000 5,077.93421.7471 2.2054 3.9525 0.4660 2.0832 2.54922016 56.2600 33.4270 30.5445 0.0541

0.0000 10,761.22
48

10,761.224
8

1.6871 0.0000 10,796.654
4

18.2925 4.0891 21.3888 9.9912 3.7619 12.83982015 7.8039 85.8156 53.1562 0.1046

NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

2.0 Emissions Summary

2.1 Overall Construction (Maximum Daily Emission)

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.00 0.00 0.00 0.00 0.00 0.0052.37 0.00 41.42 54.73 0.00 37.19

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

0.0000 15,822.87

49

15,822.874

9

2.4626 0.0000 15,874.588

6

9.5442 6.2945 14.8460 4.7345 5.8451 9.6663Total 64.0639 119.2426 83.7007 0.1587

0.0000 5,061.650
2

5,061.6502 0.7754 0.0000 5,077.93421.6121 2.2054 3.8175 0.4329 2.0832 2.51612016 56.2600 33.4270 30.5445 0.0541

0.0000 10,761.22
48

10,761.224
8

1.6871 0.0000 10,796.654
4

7.9321 4.0891 11.0285 4.3016 3.7619 7.15022015 7.8039 85.8156 53.1562 0.1046

Total CO2 CH4 N2O CO2e

Year lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

78

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 30

Acres of Paving: 0

Residential Indoor: 687,196; Residential Outdoor: 183,252; Non-Residential Indoor: 868; Non-Residential Outdoor: 289 (Architectural 

Coating – sqft)

11 Architectural Coating Architectural Coating 8/15/2016 11/30/2016 5

10

10 Building Construction Building Construction 12/1/2015 11/30/2016 5 262

9 Dry Utility Trenching & 
Installation

Trenching 11/12/2015 11/25/2015 5

15

8 Asphalt Paving Paving 10/22/2015 11/11/2015 5 15

7 Wet Utility Trenching & 
Installation

Trenching 10/1/2015 10/21/2015 5

60

6 Grading Soil Haul Grading 8/12/2015 11/3/2015 5 60

5 Grading Grading 8/12/2015 11/3/2015 5

5

4 Site Preparation Site Preparation 8/5/2015 8/11/2015 5 5

3 Asphalt Demolition Demolition 7/29/2015 8/4/2015 5

20

2 Building Demo Debris Haul Demolition 7/15/2015 7/28/2015 5 10

End Date Num Days 
Week

Num Days Phase Description

1 Building Demolition Demolition 7/1/2015 7/28/2015 5

3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

Grading Soil Haul Tractors/Loaders/Backhoes 0 8.00 97 0.37

Grading Soil Haul Rubber Tired Dozers 0 8.00 255 0.40

Grading Soil Haul Graders 0 8.00 174 0.41

Grading Soil Haul Excavators 0 8.00 162 0.38

Grading Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Graders 1 8.00 174 0.41

Grading Excavators 1 8.00 162 0.38

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Asphalt Demolition Tractors/Loaders/Backhoes 1 8.00 97 0.37

Asphalt Demolition Skid Steer Loaders 1 8.00 64 0.37

Asphalt Demolition Rubber Tired Dozers 0 8.00 255 0.40

Asphalt Demolition Excavators 0 8.00 162 0.38

Asphalt Demolition Crushing/Proc. Equipment 1 8.00 415 0.78

Asphalt Demolition Concrete/Industrial Saws 0 8.00 81 0.73

Building Demo Debris Haul Rubber Tired Dozers 0 8.00 255 0.40

Building Demo Debris Haul Excavators 0 8.00 162 0.38

Building Demo Debris Haul Concrete/Industrial Saws 0 8.00 81 0.73

Building Demolition Tractors/Loaders/Backhoes 2 8.00 74 0.37

Building Demolition Tractors/Loaders/Backhoes 1 8.00 210 0.37

Building Demolition Rubber Tired Dozers 0 8.00 255 0.40

Building Demolition Excavators 2 8.00 345 0.38

Building Demolition Crushing/Proc. Equipment 1 8.00 200 0.78

Load Factor

Building Demolition Concrete/Industrial Saws 0 8.00 81 0.73

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

6.90 20.00 LD_Mix HDT_Mix HHDTArchitectural Coating 1 24.00 0.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 120.00 22.00 0.00

Dry Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Asphalt Paving 6 15.00 0.00 0.00

Wet Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 45.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Grading Soil Haul 0 0.00 0.00 1,750.00

Grading 6 15.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 4.00 0.00

Asphalt Demolition 3 8.00 4.00 0.00 14.70

14.70 6.90 15.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Demo Debris 
Haul

0 0.00 0.00 62.00

Building Demolition 6 15.00 4.00 0.00 14.70

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Architectural Coating Air Compressors 1 6.00 78 0.48

Building Construction Welders 1 8.00 46 0.45

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Cranes 1 7.00 226 0.29

Dry Utility Trenching & Installation Excavators 1 8.00 162 0.38

Asphalt Paving Rollers 2 8.00 80 0.38

Asphalt Paving Paving Equipment 2 8.00 130 0.36

Asphalt Paving Pavers 2 8.00 125 0.42

Wet Utility Trenching & Installation Excavators 1 8.00 162 0.38
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

5,143.75901.3383 5,119.501

2

5,119.5012 1.15510.0504 1.4267 1.4267 1.3383

5,119.501
2

5,119.5012 1.1551 5,143.7590

Total 3.1205 37.1120 14.9764

1.4267 1.4267 1.3383 1.3383

Category lb/day lb/day

Off-Road 3.1205 37.1120 14.9764 0.0504

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

Replace Ground Cover

Water Exposed Area

Reduce Vehicle Speed on Unpaved Roads

Clean Paved Roads

3.2 Building Demolition - 2015

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 5,119.501

2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Total 3.1205 37.1120 14.9764 0.0504

0.0000 5,119.501
2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Off-Road 3.1205 37.1120 14.9764 0.0504

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1927 7.8200e-

003

0.2005 0.0516 7.1800e-

003

0.0588Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 0.0000 0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.3 Building Demo Debris Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1779 7.8200e-

003

0.1857 0.0480 7.1800e-

003

0.0551Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 0.0000 0.0000 0.0000 0.00000.5031 0.0000 0.5031 0.0762 0.0000 0.0762Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.5031 0.0000 0.5031 0.0762 0.0000 0.0762Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

351.4138 351.4138 2.8000e-

003

351.47270.0810 0.0242 0.1052 0.0222 0.0223 0.0444Total 0.1064 1.4860 1.1871 3.4600e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

351.4138 351.4138 2.8000e-
003

351.47270.0810 0.0242 0.1052 0.0222 0.0223 0.0444Hauling 0.1064 1.4860 1.1871 3.4600e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.4 Asphalt Demolition - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

351.4138 351.4138 2.8000e-

003

351.47270.0755 0.0242 0.0997 0.0208 0.0223 0.0431Total 0.1064 1.4860 1.1871 3.4600e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

351.4138 351.4138 2.8000e-
003

351.47270.0755 0.0242 0.0997 0.0208 0.0223 0.0431Hauling 0.1064 1.4860 1.1871 3.4600e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

0.0000 3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

181.7687 181.7687 5.3000e-

003

181.88010.1144 7.2500e-

003

0.1217 0.0308 6.6600e-

003

0.0375Total 0.0690 0.4313 0.9188 1.9600e-

003

94.0661 94.0661 4.6200e-
003

94.16310.0894 6.5000e-
004

0.0901 0.0237 6.0000e-
004

0.0243Worker 0.0305 0.0396 0.4829 1.0900e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

4,111.744

4

4,111.7444 1.2275 4,137.522518.0663 3.0883 21.1545 9.9307 2.8412 12.7719Total 5.2609 56.8897 42.6318 0.0391

4,111.744
4

4,111.7444 1.2275 4,137.52253.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.000018.0663 0.0000 18.0663 9.9307 0.0000 9.9307Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.5 Site Preparation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

181.7687 181.7687 5.3000e-

003

181.88010.1058 7.2500e-

003

0.1130 0.0287 6.6600e-

003

0.0354Total 0.0690 0.4313 0.9188 1.9600e-

003

94.0661 94.0661 4.6200e-
003

94.16310.0824 6.5000e-
004

0.0831 0.0220 6.0000e-
004

0.0226Worker 0.0305 0.0396 0.4829 1.0900e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 4,111.744

4

4,111.7444 1.2275 4,137.52247.7233 3.0883 10.8116 4.2454 2.8412 7.0866Total 5.2609 56.8897 42.6318 0.0391

0.0000 4,111.744
4

4,111.7444 1.2275 4,137.52243.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.00007.7233 0.0000 7.7233 4.2454 0.0000 4.2454Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

299.3513 299.3513 0.0111 299.58390.2262 8.0600e-

003

0.2343 0.0605 7.4000e-

003

0.0679Total 0.1071 0.4808 1.5224 3.3100e-

003

211.6486 211.6486 0.0104 211.86700.2012 1.4600e-
003

0.2027 0.0534 1.3400e-
003

0.0547Worker 0.0687 0.0892 1.0865 2.4400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

3,129.015

8

3,129.0158 0.9341 3,148.63286.5523 2.3284 8.8807 3.3675 2.1421 5.5096Total 3.8327 40.4161 26.6731 0.0298

3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00006.5523 0.0000 6.5523 3.3675 0.0000 3.3675Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.6 Grading - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

299.3513 299.3513 0.0111 299.58390.2088 8.0600e-

003

0.2169 0.0562 7.4000e-

003

0.0636Total 0.1071 0.4808 1.5224 3.3100e-

003

211.6486 211.6486 0.0104 211.86700.1855 1.4600e-
003

0.1869 0.0495 1.3400e-
003

0.0508Worker 0.0687 0.0892 1.0865 2.4400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 3,129.015

8

3,129.0158 0.9341 3,148.63282.8011 2.3284 5.1295 1.4396 2.1421 3.5817Total 3.8327 40.4161 26.6731 0.0298

0.0000 3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00002.8011 0.0000 2.8011 1.4396 0.0000 1.4396Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1927 7.8200e-

003

0.2005 0.0516 7.1800e-

003

0.0588Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 0.0000 0.0000 0.00000.0264 0.0000 0.0264 4.0000e-

003

0.0000 4.0000e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.0264 0.0000 0.0264 4.0000e-
003

0.0000 4.0000e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.7 Grading Soil Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1779 7.8200e-

003

0.1857 0.0480 7.1800e-

003

0.0551Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 0.0000 0.0000 0.0000 0.00000.0113 0.0000 0.0113 1.7100e-

003

0.0000 1.7100e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.0113 0.0000 0.0113 1.7100e-
003

0.0000 1.7100e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,851.860

3

4,851.8603 0.0364 4,852.62501.1422 0.3369 1.4792 0.3127 0.3099 0.6226Total 1.0295 19.6834 9.2583 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,851.860
3

4,851.8603 0.0364 4,852.62501.1422 0.3369 1.4792 0.3127 0.3099 0.6226Hauling 1.0295 19.6834 9.2583 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-102



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.8 Wet Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,851.860

3

4,851.8603 0.0364 4,852.62501.0641 0.3369 1.4011 0.2935 0.3099 0.6034Total 1.0295 19.6834 9.2583 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,851.860
3

4,851.8603 0.0364 4,852.62501.0641 0.3369 1.4011 0.2935 0.3099 0.6034Hauling 1.0295 19.6834 9.2583 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-103



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0585 6.8400e-

003

0.0654 0.0160 6.2800e-

003

0.0223Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-104



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.9 Asphalt Paving - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0543 6.8400e-

003

0.0611 0.0150 6.2800e-

003

0.0213Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-105



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

0.0000 2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.3739 176.3739 8.6700e-

003

176.55580.1677 1.2200e-

003

0.1689 0.0445 1.1200e-

003

0.0456Total 0.0572 0.0743 0.9054 2.0400e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0572 0.0743 0.9054 2.0400e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-106



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.10 Dry Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.3739 176.3739 8.6700e-

003

176.55580.1546 1.2200e-

003

0.1558 0.0413 1.1200e-

003

0.0424Total 0.0572 0.0743 0.9054 2.0400e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0572 0.0743 0.9054 2.0400e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-107



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0585 6.8400e-

003

0.0654 0.0160 6.2800e-

003

0.0223Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-108



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0543 6.8400e-

003

0.0611 0.0150 6.2800e-

003

0.0213Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-109



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

0.0000 2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,893.355

5

1,893.3555 0.0731 1,894.88981.4788 0.0460 1.5248 0.3949 0.0423 0.4372Total 0.6694 2.7485 9.6405 0.0210

1,410.990
8

1,410.9908 0.0693 1,412.44661.3413 9.7400e-
003

1.3511 0.3557 8.9500e-
003

0.3647Worker 0.4577 0.5946 7.2430 0.0163

482.3647 482.3647 3.7400e-
003

482.44320.1375 0.0363 0.1737 0.0391 0.0334 0.0725Vendor 0.2117 2.1539 2.3975 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-110



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,893.355

5

1,893.3555 0.0731 1,894.88981.3648 0.0460 1.4108 0.3669 0.0423 0.4092Total 0.6694 2.7485 9.6405 0.0210

1,410.990
8

1,410.9908 0.0693 1,412.44661.2364 9.7400e-
003

1.2461 0.3300 8.9500e-
003

0.3389Worker 0.4577 0.5946 7.2430 0.0163

482.3647 482.3647 3.7400e-
003

482.44320.1284 0.0363 0.1647 0.0369 0.0334 0.0703Vendor 0.2117 2.1539 2.3975 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-111



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

0.0000 2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,838.611

4

1,838.6114 0.0674 1,840.02711.4788 0.0395 1.5183 0.3949 0.0364 0.4312Total 0.6086 2.4409 8.8364 0.0210

1,361.521
8

1,361.5218 0.0640 1,362.86641.3413 9.3700e-
003

1.3507 0.3557 8.6400e-
003

0.3644Worker 0.4163 0.5379 6.5877 0.0163

477.0895 477.0895 3.3900e-
003

477.16070.1375 0.0302 0.1676 0.0392 0.0277 0.0669Vendor 0.1923 1.9030 2.2487 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-112



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.12 Architectural Coating - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,838.611

4

1,838.6114 0.0674 1,840.02711.3648 0.0395 1.4044 0.3669 0.0364 0.4033Total 0.6086 2.4409 8.8364 0.0210

1,361.521
8

1,361.5218 0.0640 1,362.86641.2364 9.3700e-
003

1.2457 0.3300 8.6400e-
003

0.3386Worker 0.4163 0.5379 6.5877 0.0163

477.0895 477.0895 3.3900e-
003

477.16070.1285 0.0302 0.1586 0.0369 0.0277 0.0647Vendor 0.1923 1.9030 2.2487 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-113



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

272.3044 272.3044 0.0128 272.57330.2683 1.8700e-

003

0.2701 0.0711 1.7300e-

003

0.0729Total 0.0833 0.1076 1.3175 3.2600e-

003

272.3044 272.3044 0.0128 272.57330.2683 1.8700e-
003

0.2701 0.0711 1.7300e-
003

0.0729Worker 0.0833 0.1076 1.3175 3.2600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-114



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Summer

272.3044 272.3044 0.0128 272.57330.2473 1.8700e-

003

0.2492 0.0660 1.7300e-

003

0.0677Total 0.0833 0.1076 1.3175 3.2600e-

003

272.3044 272.3044 0.0128 272.57330.2473 1.8700e-
003

0.2492 0.0660 1.7300e-
003

0.0677Worker 0.0833 0.1076 1.3175 3.2600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Off-road Equipment - 

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Construction Phase - Based on construction schedule provided by the Applicant.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 1/22/2015 4:10 PM

Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

tblConstructionPhase NumDays 10.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 20.00 15.00

tblConstructionPhase NumDays 20.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 230.00 262.00

tblConstructionPhase NumDays 20.00 10.00

tblConstDustMitigation CleanPavedRoadPercentReduction 0 9

tblConstructionPhase NumDays 20.00 78.00

tblArchitecturalCoating EF_Nonresidential_Interior 250.00 100.00

tblArchitecturalCoating EF_Residential_Interior 50.00 100.00

tblArchitecturalCoating ConstArea_Residential_Exterior 229,065.00 183,252.00

tblArchitecturalCoating EF_Nonresidential_Exterior 250.00 100.00

Architectural Coating - SCAQMD Rule 1113

Construction Off-road Equipment Mitigation - SCAQMD Rule 403 & SCAQMD Rule 1186

Table Name Column Name Default Value New Value

Off-road Equipment - Placeholder only.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

Trips and VMT - Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.Added trips for water 
trucks.Demolition - 

Grading - 

Off-road Equipment - 

Off-road Equipment - Placeholder only.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - 
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

tblOffRoadEquipment HorsePower 85.00 415.00

tblOffRoadEquipment HorsePower 97.00 210.00

tblOffRoadEquipment HorsePower 162.00 345.00

tblOffRoadEquipment HorsePower 85.00 200.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse LotAcreage 13.64 0.88

tblLandUse Population 132.00 126.00

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblConstructionPhase PhaseStartDate 11/4/2015 10/1/2015

tblGrading MaterialExported 0.00 14,000.00

tblConstructionPhase PhaseStartDate 7/29/2015 7/15/2015

tblConstructionPhase PhaseStartDate 11/4/2015 8/12/2015

tblConstructionPhase PhaseStartDate 12/1/2016 8/15/2016

tblConstructionPhase PhaseStartDate 11/26/2015 12/1/2015

tblConstructionPhase PhaseEndDate 1/26/2016 11/3/2015

tblConstructionPhase PhaseEndDate 11/24/2015 10/21/2015

tblConstructionPhase PhaseEndDate 11/25/2016 11/30/2016

tblConstructionPhase PhaseEndDate 8/11/2015 7/28/2015

tblConstructionPhase PhaseEndDate 3/20/2017 11/30/2016
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT HaulingTripLength 20.00 45.00

tblTripsAndVMT HaulingTripNumber 54.00 62.00

tblProjectCharacteristics OperationalYear 2014 2016

tblTripsAndVMT HaulingTripLength 20.00 15.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment HorsePower 97.00 74.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 867.4797 867.4797 0.1361 0.0000 870.33750.4935 0.3910 0.8846 0.1926 0.3659 0.5585Total 2.7974 6.8863 5.3474 9.8400e-

003

0.0000 502.0268 502.0268 0.0807 0.0000 503.72170.1839 0.2476 0.4315 0.0492 0.2330 0.28212016 2.5181 3.8137 3.4013 5.8800e-
003

0.0000 365.4529 365.4529 0.0554 0.0000 366.61580.3096 0.1435 0.4531 0.1435 0.1329 0.27632015 0.2793 3.0726 1.9461 3.9600e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

2.0 Emissions Summary

2.1 Overall Construction

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

A-120



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.00 0.00 0.00 0.00 0.00 0.0032.57 0.00 18.18 40.07 0.00 13.82

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

0.0000 867.4792 867.4792 0.1361 0.0000 870.33690.3327 0.3910 0.7238 0.1154 0.3659 0.4813Total 2.7974 6.8863 5.3474 9.8400e-

003

0.0000 502.0265 502.0265 0.0807 0.0000 503.72140.1697 0.2476 0.4173 0.0457 0.2330 0.27872016 2.5181 3.8137 3.4013 5.8800e-
003

0.0000 365.4527 365.4527 0.0554 0.0000 366.61550.1630 0.1435 0.3065 0.0698 0.1329 0.20262015 0.2793 3.0726 1.9461 3.9600e-
003

Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

78

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 30

Acres of Paving: 0

Residential Indoor: 687,196; Residential Outdoor: 183,252; Non-Residential Indoor: 868; Non-Residential Outdoor: 289 (Architectural 

Coating – sqft)

11 Architectural Coating Architectural Coating 8/15/2016 11/30/2016 5

10

10 Building Construction Building Construction 12/1/2015 11/30/2016 5 262

9 Dry Utility Trenching & 
Installation

Trenching 11/12/2015 11/25/2015 5

15

8 Asphalt Paving Paving 10/22/2015 11/11/2015 5 15

7 Wet Utility Trenching & 
Installation

Trenching 10/1/2015 10/21/2015 5

60

6 Grading Soil Haul Grading 8/12/2015 11/3/2015 5 60

5 Grading Grading 8/12/2015 11/3/2015 5

5

4 Site Preparation Site Preparation 8/5/2015 8/11/2015 5 5

3 Asphalt Demolition Demolition 7/29/2015 8/4/2015 5

20

2 Building Demo Debris Haul Demolition 7/15/2015 7/28/2015 5 10

End Date Num Days 
Week

Num Days Phase Description

1 Building Demolition Demolition 7/1/2015 7/28/2015 5

3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

Grading Soil Haul Tractors/Loaders/Backhoes 0 8.00 97 0.37

Grading Soil Haul Rubber Tired Dozers 0 8.00 255 0.40

Grading Soil Haul Graders 0 8.00 174 0.41

Grading Soil Haul Excavators 0 8.00 162 0.38

Grading Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Graders 1 8.00 174 0.41

Grading Excavators 1 8.00 162 0.38

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Asphalt Demolition Tractors/Loaders/Backhoes 1 8.00 97 0.37

Asphalt Demolition Skid Steer Loaders 1 8.00 64 0.37

Asphalt Demolition Rubber Tired Dozers 0 8.00 255 0.40

Asphalt Demolition Excavators 0 8.00 162 0.38

Asphalt Demolition Crushing/Proc. Equipment 1 8.00 415 0.78

Asphalt Demolition Concrete/Industrial Saws 0 8.00 81 0.73

Building Demo Debris Haul Rubber Tired Dozers 0 8.00 255 0.40

Building Demo Debris Haul Excavators 0 8.00 162 0.38

Building Demo Debris Haul Concrete/Industrial Saws 0 8.00 81 0.73

Building Demolition Tractors/Loaders/Backhoes 2 8.00 74 0.37

Building Demolition Tractors/Loaders/Backhoes 1 8.00 210 0.37

Building Demolition Rubber Tired Dozers 0 8.00 255 0.40

Building Demolition Excavators 2 8.00 345 0.38

Building Demolition Crushing/Proc. Equipment 1 8.00 200 0.78

Load Factor

Building Demolition Concrete/Industrial Saws 0 8.00 81 0.73

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

6.90 20.00 LD_Mix HDT_Mix HHDTArchitectural Coating 1 24.00 0.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 120.00 22.00 0.00

Dry Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Asphalt Paving 6 15.00 0.00 0.00

Wet Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 45.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Grading Soil Haul 0 0.00 0.00 1,750.00

Grading 6 15.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 4.00 0.00

Asphalt Demolition 3 8.00 4.00 0.00 14.70

14.70 6.90 15.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Demo Debris 
Haul

0 0.00 0.00 62.00

Building Demolition 6 15.00 4.00 0.00 14.70

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Architectural Coating Air Compressors 1 6.00 78 0.48

Building Construction Welders 1 8.00 46 0.45

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Cranes 1 7.00 226 0.29

Dry Utility Trenching & Installation Excavators 1 8.00 162 0.38

Asphalt Paving Rollers 2 8.00 80 0.38

Asphalt Paving Paving Equipment 2 8.00 130 0.36

Asphalt Paving Pavers 2 8.00 125 0.42

Wet Utility Trenching & Installation Excavators 1 8.00 162 0.38
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

46.66340.0134 0.0000 46.4433 46.4433 0.0105 0.00005.0000e-

004

0.0143 0.0143 0.0134

46.4433 46.4433 0.0105 0.0000 46.6634

Total 0.0312 0.3711 0.1498

0.0143 0.0143 0.0134 0.0134 0.0000

Category tons/yr MT/yr

Off-Road 0.0312 0.3711 0.1498 5.0000e-
004

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

Replace Ground Cover

Water Exposed Area

Reduce Vehicle Speed on Unpaved Roads

Clean Paved Roads

3.2 Building Demolition - 2015

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 46.4433 46.4433 0.0105 0.0000 46.66330.0143 0.0143 0.0134 0.0134Total 0.0312 0.3711 0.1498 5.0000e-

004

0.0000 46.4433 46.4433 0.0105 0.0000 46.66330.0143 0.0143 0.0134 0.0134Off-Road 0.0312 0.3711 0.1498 5.0000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 2.3311 2.3311 9.0000e-

005

0.0000 2.33281.9000e-

003

8.0000e-

005

1.9700e-

003

5.1000e-

004

7.0000e-

005

5.8000e-

004

Total 9.7000e-

004

4.9300e-

003

0.0137 3.0000e-

005

0.0000 1.5382 1.5382 8.0000e-
005

0.0000 1.53991.6500e-
003

1.0000e-
005

1.6600e-
003

4.4000e-
004

1.0000e-
005

4.5000e-
004

Worker 5.6000e-
004

8.4000e-
004

8.7200e-
003

2.0000e-
005

0.0000 0.7928 0.7928 1.0000e-
005

0.0000 0.79302.5000e-
004

7.0000e-
005

3.1000e-
004

7.0000e-
005

6.0000e-
005

1.3000e-
004

Vendor 4.1000e-
004

4.0900e-
003

5.0000e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 0.0000 0.0000 0.0000 0.0000 0.00005.8800e-

003

0.0000 5.8800e-

003

8.9000e-

004

0.0000 8.9000e-

004

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00005.8800e-
003

0.0000 5.8800e-
003

8.9000e-
004

0.0000 8.9000e-
004

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.3 Building Demo Debris Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 2.3311 2.3311 9.0000e-

005

0.0000 2.33281.7500e-

003

8.0000e-

005

1.8300e-

003

4.8000e-

004

7.0000e-

005

5.5000e-

004

Total 9.7000e-

004

4.9300e-

003

0.0137 3.0000e-

005

0.0000 1.5382 1.5382 8.0000e-
005

0.0000 1.53991.5200e-
003

1.0000e-
005

1.5300e-
003

4.1000e-
004

1.0000e-
005

4.2000e-
004

Worker 5.6000e-
004

8.4000e-
004

8.7200e-
003

2.0000e-
005

0.0000 0.7928 0.7928 1.0000e-
005

0.0000 0.79302.3000e-
004

7.0000e-
005

3.0000e-
004

7.0000e-
005

6.0000e-
005

1.3000e-
004

Vendor 4.1000e-
004

4.0900e-
003

5.0000e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 0.0000 0.0000 0.0000 0.0000 0.00002.5200e-

003

0.0000 2.5200e-

003

3.8000e-

004

0.0000 3.8000e-

004

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00002.5200e-
003

0.0000 2.5200e-
003

3.8000e-
004

0.0000 3.8000e-
004

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.5919 1.5919 1.0000e-

005

0.0000 1.59224.0000e-

004

1.2000e-

004

5.2000e-

004

1.1000e-

004

1.1000e-

004

2.2000e-

004

Total 5.6000e-

004

7.8100e-

003

6.6500e-

003

2.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 1.5919 1.5919 1.0000e-
005

0.0000 1.59224.0000e-
004

1.2000e-
004

5.2000e-
004

1.1000e-
004

1.1000e-
004

2.2000e-
004

Hauling 5.6000e-
004

7.8100e-
003

6.6500e-
003

2.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 8.5857 8.5857 7.8000e-

004

0.0000 8.60202.4600e-

003

2.4600e-

003

2.3900e-

003

2.3900e-

003

Total 6.3200e-

003

0.0597 0.0265 8.0000e-

005

0.0000 8.5857 8.5857 7.8000e-
004

0.0000 8.60202.4600e-
003

2.4600e-
003

2.3900e-
003

2.3900e-
003

Off-Road 6.3200e-
003

0.0597 0.0265 8.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.4 Asphalt Demolition - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.5919 1.5919 1.0000e-

005

0.0000 1.59223.7000e-

004

1.2000e-

004

4.9000e-

004

1.0000e-

004

1.1000e-

004

2.1000e-

004

Total 5.6000e-

004

7.8100e-

003

6.6500e-

003

2.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 1.5919 1.5919 1.0000e-
005

0.0000 1.59223.7000e-
004

1.2000e-
004

4.9000e-
004

1.0000e-
004

1.1000e-
004

2.1000e-
004

Hauling 5.6000e-
004

7.8100e-
003

6.6500e-
003

2.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 8.5856 8.5856 7.8000e-

004

0.0000 8.60202.4600e-

003

2.4600e-

003

2.3900e-

003

2.3900e-

003

Total 6.3200e-

003

0.0597 0.0265 8.0000e-

005

0.0000 8.5856 8.5856 7.8000e-
004

0.0000 8.60202.4600e-
003

2.4600e-
003

2.3900e-
003

2.3900e-
003

Off-Road 6.3200e-
003

0.0597 0.0265 8.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.4033 0.4033 1.0000e-

005

0.0000 0.40362.8000e-

004

2.0000e-

005

3.0000e-

004

8.0000e-

005

2.0000e-

005

9.0000e-

005

Total 1.8000e-

004

1.1300e-

003

2.4100e-

003

0.0000

0.0000 0.2051 0.2051 1.0000e-
005

0.0000 0.20532.2000e-
004

0.0000 2.2000e-
004

6.0000e-
005

0.0000 6.0000e-
005

Worker 8.0000e-
005

1.1000e-
004

1.1600e-
003

0.0000

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

8.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-130



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 9.3253 9.3253 2.7800e-

003

0.0000 9.38370.0452 7.7200e-

003

0.0529 0.0248 7.1000e-

003

0.0319Total 0.0132 0.1422 0.1066 1.0000e-

004

0.0000 9.3253 9.3253 2.7800e-
003

0.0000 9.38377.7200e-
003

7.7200e-
003

7.1000e-
003

7.1000e-
003

Off-Road 0.0132 0.1422 0.1066 1.0000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0452 0.0000 0.0452 0.0248 0.0000 0.0248Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.5 Site Preparation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.4033 0.4033 1.0000e-

005

0.0000 0.40362.6000e-

004

2.0000e-

005

2.7000e-

004

7.0000e-

005

2.0000e-

005

9.0000e-

005

Total 1.8000e-

004

1.1300e-

003

2.4100e-

003

0.0000

0.0000 0.2051 0.2051 1.0000e-
005

0.0000 0.20532.0000e-
004

0.0000 2.0000e-
004

5.0000e-
005

0.0000 6.0000e-
005

Worker 8.0000e-
005

1.1000e-
004

1.1600e-
003

0.0000

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

7.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 9.3253 9.3253 2.7800e-

003

0.0000 9.38370.0193 7.7200e-

003

0.0270 0.0106 7.1000e-

003

0.0177Total 0.0132 0.1422 0.1066 1.0000e-

004

0.0000 9.3253 9.3253 2.7800e-
003

0.0000 9.38377.7200e-
003

7.7200e-
003

7.1000e-
003

7.1000e-
003

Off-Road 0.0132 0.1422 0.1066 1.0000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0193 0.0000 0.0193 0.0106 0.0000 0.0106Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.6597 0.6597 2.0000e-

005

0.0000 0.66025.5000e-

004

2.0000e-

005

5.8000e-

004

1.5000e-

004

2.0000e-

005

1.6000e-

004

Total 2.7000e-

004

1.2700e-

003

3.8700e-

003

1.0000e-

005

0.0000 0.4615 0.4615 2.0000e-
005

0.0000 0.46204.9000e-
004

0.0000 5.0000e-
004

1.3000e-
004

0.0000 1.3000e-
004

Worker 1.7000e-
004

2.5000e-
004

2.6200e-
003

1.0000e-
005

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

8.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 85.1579 85.1579 0.0254 0.0000 85.69180.1966 0.0699 0.2664 0.1010 0.0643 0.1653Total 0.1150 1.2125 0.8002 8.9000e-

004

0.0000 85.1579 85.1579 0.0254 0.0000 85.69180.0699 0.0699 0.0643 0.0643Off-Road 0.1150 1.2125 0.8002 8.9000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.1966 0.0000 0.1966 0.1010 0.0000 0.1010Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.6 Grading - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.6597 0.6597 2.0000e-

005

0.0000 0.66025.2000e-

004

2.0000e-

005

5.3000e-

004

1.4000e-

004

2.0000e-

005

1.6000e-

004

Total 2.7000e-

004

1.2700e-

003

3.8700e-

003

1.0000e-

005

0.0000 0.4615 0.4615 2.0000e-
005

0.0000 0.46204.6000e-
004

0.0000 4.6000e-
004

1.2000e-
004

0.0000 1.3000e-
004

Worker 1.7000e-
004

2.5000e-
004

2.6200e-
003

1.0000e-
005

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

7.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 85.1578 85.1578 0.0254 0.0000 85.69170.0840 0.0699 0.1539 0.0432 0.0643 0.1075Total 0.1150 1.2125 0.8002 8.9000e-

004

0.0000 85.1578 85.1578 0.0254 0.0000 85.69170.0699 0.0699 0.0643 0.0643Off-Road 0.1150 1.2125 0.8002 8.9000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0840 0.0000 0.0840 0.0432 0.0000 0.0432Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 6.9931 6.9931 2.6000e-

004

0.0000 6.99855.6800e-

003

2.4000e-

004

5.9200e-

003

1.5200e-

003

2.1000e-

004

1.7400e-

003

Total 2.9200e-

003

0.0148 0.0412 9.0000e-

005

0.0000 4.6147 4.6147 2.4000e-
004

0.0000 4.61964.9400e-
003

4.0000e-
005

4.9800e-
003

1.3100e-
003

3.0000e-
005

1.3500e-
003

Worker 1.6900e-
003

2.5200e-
003

0.0262 6.0000e-
005

0.0000 2.3785 2.3785 2.0000e-
005

0.0000 2.37897.4000e-
004

2.0000e-
004

9.4000e-
004

2.1000e-
004

1.8000e-
004

3.9000e-
004

Vendor 1.2300e-
003

0.0123 0.0150 3.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-134



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 0.0000 0.0000 0.0000 0.0000 0.00007.9000e-

004

0.0000 7.9000e-

004

1.2000e-

004

0.0000 1.2000e-

004

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00007.9000e-
004

0.0000 7.9000e-
004

1.2000e-
004

0.0000 1.2000e-
004

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.7 Grading Soil Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 6.9931 6.9931 2.6000e-

004

0.0000 6.99855.2400e-

003

2.4000e-

004

5.4800e-

003

1.4200e-

003

2.1000e-

004

1.6300e-

003

Total 2.9200e-

003

0.0148 0.0412 9.0000e-

005

0.0000 4.6147 4.6147 2.4000e-
004

0.0000 4.61964.5500e-
003

4.0000e-
005

4.5900e-
003

1.2200e-
003

3.0000e-
005

1.2500e-
003

Worker 1.6900e-
003

2.5200e-
003

0.0262 6.0000e-
005

0.0000 2.3785 2.3785 2.0000e-
005

0.0000 2.37896.9000e-
004

2.0000e-
004

8.9000e-
004

2.0000e-
004

1.8000e-
004

3.8000e-
004

Vendor 1.2300e-
003

0.0123 0.0150 3.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 0.0000 0.0000 0.0000 0.0000 0.00003.4000e-

004

0.0000 3.4000e-

004

5.0000e-

005

0.0000 5.0000e-

005

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00003.4000e-
004

0.0000 3.4000e-
004

5.0000e-
005

0.0000 5.0000e-
005

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 131.9866 131.9866 9.9000e-

004

0.0000 132.00750.0337 0.0101 0.0439 9.2500e-

003

9.3000e-

003

0.0186Total 0.0317 0.6226 0.2976 1.4300e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 131.9866 131.9866 9.9000e-
004

0.0000 132.00750.0337 0.0101 0.0439 9.2500e-
003

9.3000e-
003

0.0186Hauling 0.0317 0.6226 0.2976 1.4300e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 3.7799 3.7799 1.1300e-

003

0.0000 3.80361.8000e-

003

1.8000e-

003

1.6600e-

003

1.6600e-

003

Total 3.1200e-

003

0.0365 0.0258 4.0000e-

005

0.0000 3.7799 3.7799 1.1300e-
003

0.0000 3.80361.8000e-
003

1.8000e-
003

1.6600e-
003

1.6600e-
003

Off-Road 3.1200e-
003

0.0365 0.0258 4.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.8 Wet Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 131.9866 131.9866 9.9000e-

004

0.0000 132.00750.0314 0.0101 0.0416 8.6900e-

003

9.3000e-

003

0.0180Total 0.0317 0.6226 0.2976 1.4300e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 131.9866 131.9866 9.9000e-
004

0.0000 132.00750.0314 0.0101 0.0416 8.6900e-
003

9.3000e-
003

0.0180Hauling 0.0317 0.6226 0.2976 1.4300e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 3.7799 3.7799 1.1300e-

003

0.0000 3.80361.8000e-

003

1.8000e-

003

1.6600e-

003

1.6600e-

003

Total 3.1200e-

003

0.0365 0.0258 4.0000e-

005

0.0000 3.7799 3.7799 1.1300e-
003

0.0000 3.80361.8000e-
003

1.8000e-
003

1.6600e-
003

1.6600e-
003

Off-Road 3.1200e-
003

0.0365 0.0258 4.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.8254 0.8254 1.0000e-

005

0.0000 0.82574.3000e-

004

5.0000e-

005

4.8000e-

004

1.2000e-

004

5.0000e-

005

1.7000e-

004

Total 3.9000e-

004

3.2000e-

003

5.0600e-

003

1.0000e-

005

0.0000 0.2307 0.2307 1.0000e-
005

0.0000 0.23102.5000e-
004

0.0000 2.5000e-
004

7.0000e-
005

0.0000 7.0000e-
005

Worker 8.0000e-
005

1.3000e-
004

1.3100e-
003

0.0000

0.0000 0.5946 0.5946 0.0000 0.0000 0.59471.8000e-
004

5.0000e-
005

2.3000e-
004

5.0000e-
005

5.0000e-
005

1.0000e-
004

Vendor 3.1000e-
004

3.0700e-
003

3.7500e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 15.9204 15.9204 4.7500e-

003

0.0000 16.02020.0106 0.0106 9.7600e-

003

9.7600e-

003

Total 0.0209 0.1888 0.1123 1.7000e-

004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 3.5400e-
003

0.0000 15.9204 15.9204 4.7500e-
003

0.0000 16.02020.0106 0.0106 9.7600e-
003

9.7600e-
003

Off-Road 0.0174 0.1888 0.1123 1.7000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.9 Asphalt Paving - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.8254 0.8254 1.0000e-

005

0.0000 0.82574.0000e-

004

5.0000e-

005

4.5000e-

004

1.1000e-

004

5.0000e-

005

1.6000e-

004

Total 3.9000e-

004

3.2000e-

003

5.0600e-

003

1.0000e-

005

0.0000 0.2307 0.2307 1.0000e-
005

0.0000 0.23102.3000e-
004

0.0000 2.3000e-
004

6.0000e-
005

0.0000 6.0000e-
005

Worker 8.0000e-
005

1.3000e-
004

1.3100e-
003

0.0000

0.0000 0.5946 0.5946 0.0000 0.0000 0.59471.7000e-
004

5.0000e-
005

2.2000e-
004

5.0000e-
005

5.0000e-
005

1.0000e-
004

Vendor 3.1000e-
004

3.0700e-
003

3.7500e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-139



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 15.9204 15.9204 4.7500e-

003

0.0000 16.02020.0106 0.0106 9.7600e-

003

9.7600e-

003

Total 0.0209 0.1888 0.1123 1.7000e-

004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 3.5400e-
003

0.0000 15.9204 15.9204 4.7500e-
003

0.0000 16.02020.0106 0.0106 9.7600e-
003

9.7600e-
003

Off-Road 0.0174 0.1888 0.1123 1.7000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.1537 1.1537 6.0000e-

005

0.0000 1.15491.2400e-

003

1.0000e-

005

1.2400e-

003

3.3000e-

004

1.0000e-

005

3.4000e-

004

Total 4.2000e-

004

6.3000e-

004

6.5400e-

003

1.0000e-

005

0.0000 1.1537 1.1537 6.0000e-
005

0.0000 1.15491.2400e-
003

1.0000e-
005

1.2400e-
003

3.3000e-
004

1.0000e-
005

3.4000e-
004

Worker 4.2000e-
004

6.3000e-
004

6.5400e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 2.5200 2.5200 7.5000e-

004

0.0000 2.53581.2000e-

003

1.2000e-

003

1.1000e-

003

1.1000e-

003

Total 2.0800e-

003

0.0243 0.0172 3.0000e-

005

0.0000 2.5200 2.5200 7.5000e-
004

0.0000 2.53581.2000e-
003

1.2000e-
003

1.1000e-
003

1.1000e-
003

Off-Road 2.0800e-
003

0.0243 0.0172 3.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.10 Dry Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.1537 1.1537 6.0000e-

005

0.0000 1.15491.1400e-

003

1.0000e-

005

1.1500e-

003

3.0000e-

004

1.0000e-

005

3.1000e-

004

Total 4.2000e-

004

6.3000e-

004

6.5400e-

003

1.0000e-

005

0.0000 1.1537 1.1537 6.0000e-
005

0.0000 1.15491.1400e-
003

1.0000e-
005

1.1500e-
003

3.0000e-
004

1.0000e-
005

3.1000e-
004

Worker 4.2000e-
004

6.3000e-
004

6.5400e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-141



Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 2.5200 2.5200 7.5000e-

004

0.0000 2.53581.2000e-

003

1.2000e-

003

1.1000e-

003

1.1000e-

003

Total 2.0800e-

003

0.0243 0.0172 3.0000e-

005

0.0000 2.5200 2.5200 7.5000e-
004

0.0000 2.53581.2000e-
003

1.2000e-
003

1.1000e-
003

1.1000e-
003

Off-Road 2.0800e-
003

0.0243 0.0172 3.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.5502 0.5502 1.0000e-

005

0.0000 0.55052.8000e-

004

3.0000e-

005

3.3000e-

004

8.0000e-

005

3.0000e-

005

1.1000e-

004

Total 2.7000e-

004

2.1200e-

003

3.3700e-

003

0.0000

0.0000 0.1538 0.1538 1.0000e-
005

0.0000 0.15401.6000e-
004

0.0000 1.7000e-
004

4.0000e-
005

0.0000 4.0000e-
005

Worker 6.0000e-
005

8.0000e-
005

8.7000e-
004

0.0000

0.0000 0.3964 0.3964 0.0000 0.0000 0.39651.2000e-
004

3.0000e-
005

1.6000e-
004

4.0000e-
005

3.0000e-
005

7.0000e-
005

Vendor 2.1000e-
004

2.0400e-
003

2.5000e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 28.0594 28.0594 7.0400e-

003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Total 0.0421 0.3453 0.2156 3.1000e-

004

0.0000 28.0594 28.0594 7.0400e-
003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Off-Road 0.0421 0.3453 0.2156 3.1000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.5502 0.5502 1.0000e-

005

0.0000 0.55052.7000e-

004

3.0000e-

005

3.0000e-

004

7.0000e-

005

3.0000e-

005

1.0000e-

004

Total 2.7000e-

004

2.1200e-

003

3.3700e-

003

0.0000

0.0000 0.1538 0.1538 1.0000e-
005

0.0000 0.15401.5000e-
004

0.0000 1.5000e-
004

4.0000e-
005

0.0000 4.0000e-
005

Worker 6.0000e-
005

8.0000e-
005

8.7000e-
004

0.0000

0.0000 0.3964 0.3964 0.0000 0.0000 0.39651.2000e-
004

3.0000e-
005

1.5000e-
004

3.0000e-
005

3.0000e-
005

6.0000e-
005

Vendor 2.1000e-
004

2.0400e-
003

2.5000e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 28.0593 28.0593 7.0400e-

003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Total 0.0421 0.3453 0.2156 3.1000e-

004

0.0000 28.0593 28.0593 7.0400e-
003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Off-Road 0.0421 0.3453 0.2156 3.1000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 19.1663 19.1663 7.6000e-

004

0.0000 19.18230.0167 5.3000e-

004

0.0172 4.4600e-

003

4.9000e-

004

4.9600e-

003

Total 7.8000e-

003

0.0336 0.1119 2.3000e-

004

0.0000 14.1517 14.1517 7.2000e-
004

0.0000 14.16690.0152 1.1000e-
004

0.0153 4.0200e-
003

1.0000e-
004

4.1300e-
003

Worker 5.2000e-
003

7.7200e-
003

0.0803 1.8000e-
004

0.0000 5.0146 5.0146 4.0000e-
005

0.0000 5.01541.5600e-
003

4.2000e-
004

1.9800e-
003

4.4000e-
004

3.9000e-
004

8.3000e-
004

Vendor 2.6000e-
003

0.0259 0.0316 5.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 289.3735 289.3735 0.0718 0.0000 290.88070.2351 0.2351 0.2209 0.2209Total 0.4070 3.4065 2.2115 3.2000e-

003

0.0000 289.3735 289.3735 0.0718 0.0000 290.88070.2351 0.2351 0.2209 0.2209Off-Road 0.4070 3.4065 2.2115 3.2000e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 19.1663 19.1663 7.6000e-

004

0.0000 19.18230.0154 5.3000e-

004

0.0160 4.1500e-

003

4.9000e-

004

4.6400e-

003

Total 7.8000e-

003

0.0336 0.1119 2.3000e-

004

0.0000 14.1517 14.1517 7.2000e-
004

0.0000 14.16690.0140 1.1000e-
004

0.0141 3.7300e-
003

1.0000e-
004

3.8400e-
003

Worker 5.2000e-
003

7.7200e-
003

0.0803 1.8000e-
004

0.0000 5.0146 5.0146 4.0000e-
005

0.0000 5.01541.4600e-
003

4.2000e-
004

1.8700e-
003

4.2000e-
004

3.9000e-
004

8.0000e-
004

Vendor 2.6000e-
003

0.0259 0.0316 5.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 289.3732 289.3732 0.0718 0.0000 290.88040.2351 0.2351 0.2209 0.2209Total 0.4070 3.4065 2.2115 3.2000e-

003

0.0000 289.3732 289.3732 0.0718 0.0000 290.88040.2351 0.2351 0.2209 0.2209Off-Road 0.4070 3.4065 2.2115 3.2000e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 193.4337 193.4337 7.3100e-

003

0.0000 193.58730.1736 4.7400e-

003

0.1783 0.0464 4.3600e-

003

0.0508Total 0.0736 0.3099 1.0668 2.4400e-

003

0.0000 141.8963 141.8963 6.9400e-
003

0.0000 142.04210.1574 1.1200e-
003

0.1585 0.0418 1.0300e-
003

0.0428Worker 0.0490 0.0726 0.7569 1.8700e-
003

0.0000 51.5374 51.5374 3.7000e-
004

0.0000 51.54520.0162 3.6200e-
003

0.0198 4.6200e-
003

3.3300e-
003

7.9500e-
003

Vendor 0.0246 0.2373 0.3100 5.7000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 9.9577 9.9577 1.1700e-

003

0.0000 9.98237.6700e-

003

7.6700e-

003

7.6700e-

003

7.6700e-

003

Total 2.0343 0.0925 0.0735 1.2000e-

004

0.0000 9.9577 9.9577 1.1700e-
003

0.0000 9.98237.6700e-
003

7.6700e-
003

7.6700e-
003

7.6700e-
003

Off-Road 0.0144 0.0925 0.0735 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 2.0199

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.12 Architectural Coating - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 193.4337 193.4337 7.3100e-

003

0.0000 193.58730.1603 4.7400e-

003

0.1650 0.0432 4.3600e-

003

0.0475Total 0.0736 0.3099 1.0668 2.4400e-

003

0.0000 141.8963 141.8963 6.9400e-
003

0.0000 142.04210.1451 1.1200e-
003

0.1463 0.0388 1.0300e-
003

0.0398Worker 0.0490 0.0726 0.7569 1.8700e-
003

0.0000 51.5374 51.5374 3.7000e-
004

0.0000 51.54520.0151 3.6200e-
003

0.0188 4.3600e-
003

3.3300e-
003

7.6900e-
003

Vendor 0.0246 0.2373 0.3100 5.7000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 9.9577 9.9577 1.1700e-

003

0.0000 9.98237.6700e-

003

7.6700e-

003

7.6700e-

003

7.6700e-

003

Total 2.0343 0.0925 0.0735 1.2000e-

004

0.0000 9.9577 9.9577 1.1700e-
003

0.0000 9.98237.6700e-
003

7.6700e-
003

7.6700e-
003

7.6700e-
003

Off-Road 0.0144 0.0925 0.0735 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 2.0199

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 9.2619 9.2619 4.5000e-

004

0.0000 9.27140.0103 7.0000e-

005

0.0104 2.7300e-

003

7.0000e-

005

2.8000e-

003

Total 3.2000e-

003

4.7400e-

003

0.0494 1.2000e-

004

0.0000 9.2619 9.2619 4.5000e-
004

0.0000 9.27140.0103 7.0000e-
005

0.0104 2.7300e-
003

7.0000e-
005

2.8000e-
003

Worker 3.2000e-
003

4.7400e-
003

0.0494 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Annual

0.0000 9.2619 9.2619 4.5000e-

004

0.0000 9.27149.4700e-

003

7.0000e-

005

9.5500e-

003

2.5300e-

003

7.0000e-

005

2.6000e-

003

Total 3.2000e-

003

4.7400e-

003

0.0494 1.2000e-

004

0.0000 9.2619 9.2619 4.5000e-
004

0.0000 9.27149.4700e-
003

7.0000e-
005

9.5500e-
003

2.5300e-
003

7.0000e-
005

2.6000e-
003

Worker 3.2000e-
003

4.7400e-
003

0.0494 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.00 0.00 0.00 0.00 0.00

0.00 0.00

Wet Utility Trenching & Installation 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Site Preparation 0.00 0.00 0.00 0.00

0.00 0.00

Grading Soil Haul 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Grading 0.00 0.00 0.00 0.00

0.00 0.00

Dry Utility Trenching & Installation 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Building Demolition 0.00 0.00 0.00 0.00

0.00 0.00

Building Demo Debris Haul 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Building Construction 0.00 0.00 0.00 0.00

0.00 0.00

Asphalt Paving 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Asphalt Demolition 0.00 0.00 0.00 0.00

CO2e
Percent Reduction

Architectural Coating 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Exhaust 
PM2.5 Bio- CO2

NBio- 
CO2 Total CO2 CH4 N2OPhase ROG NOx CO SO2

Exhaust 
PM10

CalEEMod Version: CalEEMod.2013.2.2

Date: 1/22/2015 4:18 PM

Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Mitigation Report

Construction Mitigation Summary
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Mitigation Report

0.00

Welders Diesel No Change 0 1 No Change 0.00

Tractors/Loaders/Backhoes Diesel No Change 0 14 No Change

0.00

Skid Steer Loaders Diesel No Change 0 1 No Change 0.00

Rubber Tired Dozers Diesel No Change 0 4 No Change

0.00

Rollers Diesel No Change 0 2 No Change 0.00

Paving Equipment Diesel No Change 0 2 No Change

0.00

Pavers Diesel No Change 0 2 No Change 0.00

Graders Diesel No Change 0 1 No Change

0.00

Generator Sets Diesel No Change 0 1 No Change 0.00

Forklifts Diesel No Change 0 3 No Change

0.00

Excavators Diesel No Change 0 5 No Change 0.00

Crushing/Proc. Equipment Diesel No Change 0 2 No Change

0.00

Cranes Diesel No Change 0 1 No Change 0.00

Concrete/Industrial Saws Diesel No Change 0 0 No Change

Oxidation Catalyst

Air Compressors Diesel No Change 0 1 No Change 0.00

Equipment Type Fuel Type Tier Number Mitigated Total Number of Equipment DPF

OFFROAD Equipment Mitigation
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Mitigation Report

2.46569E+001 6.05000E-003 0.00000E+000 2.47839E+001

1.43297E+002

Welders 7.43900E-002 2.36810E-001 2.58720E-001 3.30000E-004 1.87800E-002 1.87800E-002 0.00000E+000 2.46569E+001

1.10850E-001 0.00000E+000 1.42399E+002 1.42399E+002 4.28000E-002 0.00000E+000

4.84580E-001 1.40000E-004 0.00000E+000 4.87620E-001

Tractors/Loaders/B
ackhoes

1.64620E-001 1.59439E+000 1.13449E+000 1.50000E-003 1.20490E-001

3.19710E+001

Skid Steer Loaders 3.10000E-004 3.98000E-003 3.48000E-003 1.00000E-005 2.30000E-004 2.10000E-004 0.00000E+000 4.84580E-001

2.31600E-002 0.00000E+000 3.17718E+001 3.17718E+001 9.49000E-003 0.00000E+000

3.74653E+000 1.12000E-003 0.00000E+000 3.77002E+000

Rubber Tired 
Dozers

4.77400E-002 5.39510E-001 4.11620E-001 3.30000E-004 2.51700E-002

5.76304E+000

Rollers 5.50000E-003 5.04400E-002 3.06300E-002 4.00000E-005 3.76000E-003 3.46000E-003 0.00000E+000 3.74653E+000

2.76000E-003 0.00000E+000 5.72713E+000 5.72713E+000 1.71000E-003 0.00000E+000

6.44674E+000 1.92000E-003 0.00000E+000 6.48715E+000

Paving Equipment 5.09000E-003 6.14800E-002 3.84300E-002 6.00000E-005 3.00000E-003

1.79945E+001

Pavers 6.80000E-003 7.69000E-002 4.32700E-002 7.00000E-005 3.85000E-003 3.54000E-003 0.00000E+000 6.44674E+000

1.68700E-002 0.00000E+000 1.78824E+001 1.78824E+001 5.34000E-003 0.00000E+000

7.40422E+001 6.84000E-003 0.00000E+000 7.41859E+001

Graders 3.18600E-002 3.26030E-001 1.49420E-001 1.90000E-004 1.83300E-002

5.69981E+001

Generator Sets 8.45900E-002 6.37880E-001 4.98590E-001 8.60000E-004 4.48600E-002 4.48600E-002 0.00000E+000 7.40422E+001

5.94000E-002 0.00000E+000 5.66396E+001 5.66396E+001 1.70700E-002 0.00000E+000

4.28096E+001 1.27800E-002 0.00000E+000 4.30780E+001

Forklifts 8.96800E-002 7.71750E-001 4.96800E-001 6.00000E-004 6.45600E-002

2.15696E+001

Excavators 2.84300E-002 3.55380E-001 2.07050E-001 4.50000E-004 1.50200E-002 1.38200E-002 0.00000E+000 4.28096E+001

4.77000E-003 0.00000E+000 2.15431E+001 2.15431E+001 1.26000E-003 0.00000E+000

6.10161E+001 1.83900E-002 0.00000E+000 6.14022E+001

Crushing/Proc. 
Equipment

1.56200E-002 1.51740E-001 4.99400E-002 2.40000E-004 4.77000E-003

0.00000E+000

Cranes 8.27600E-002 9.80730E-001 3.42960E-001 6.50000E-004 4.45300E-002 4.09600E-002 0.00000E+000 6.10161E+001

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000Concrete/Industrial 
Saws

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 9.95769E+000 9.95769E+000 1.17000E-003 0.00000E+000 9.98234E+000

CO2e
Unmitigated tons/yr Unmitigated mt/yr

Air Compressors 1.43700E-002 9.25200E-002 7.34700E-002 1.20000E-004 7.67000E-003 7.67000E-003

Exhaust PM2.5 Bio- CO2 NBio- CO2 Total CO2 CH4 N2OEquipment Type ROG NOx CO SO2 Exhaust PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Mitigation Report

2.46569E+001 6.05000E-003 0.00000E+000 2.47839E+001

1.43297E+002

Welders 7.43900E-002 2.36810E-001 2.58720E-001 3.30000E-004 1.87800E-002 1.87800E-002 0.00000E+000 2.46569E+001

1.10850E-001 0.00000E+000 1.42398E+002 1.42398E+002 4.28000E-002 0.00000E+000

4.84580E-001 1.40000E-004 0.00000E+000 4.87620E-001

Tractors/Loaders/Bac
khoes

1.64620E-001 1.59439E+000 1.13449E+000 1.50000E-003 1.20490E-001

3.19710E+001

Skid Steer Loaders 3.10000E-004 3.98000E-003 3.48000E-003 1.00000E-005 2.30000E-004 2.10000E-004 0.00000E+000 4.84580E-001

2.31600E-002 0.00000E+000 3.17718E+001 3.17718E+001 9.49000E-003 0.00000E+000

3.74653E+000 1.12000E-003 0.00000E+000 3.77002E+000

Rubber Tired Dozers 4.77400E-002 5.39510E-001 4.11620E-001 3.30000E-004 2.51700E-002

5.76303E+000

Rollers 5.50000E-003 5.04400E-002 3.06300E-002 4.00000E-005 3.76000E-003 3.46000E-003 0.00000E+000 3.74653E+000

2.76000E-003 0.00000E+000 5.72712E+000 5.72712E+000 1.71000E-003 0.00000E+000

6.44673E+000 1.92000E-003 0.00000E+000 6.48714E+000

Paving Equipment 5.09000E-003 6.14800E-002 3.84300E-002 6.00000E-005 3.00000E-003

1.79945E+001

Pavers 6.80000E-003 7.69000E-002 4.32700E-002 7.00000E-005 3.85000E-003 3.54000E-003 0.00000E+000 6.44673E+000

1.68700E-002 0.00000E+000 1.78824E+001 1.78824E+001 5.34000E-003 0.00000E+000

7.40421E+001 6.84000E-003 0.00000E+000 7.41858E+001

Graders 3.18600E-002 3.26030E-001 1.49420E-001 1.90000E-004 1.83300E-002

5.69980E+001

Generator Sets 8.45900E-002 6.37880E-001 4.98590E-001 8.60000E-004 4.48600E-002 4.48600E-002 0.00000E+000 7.40421E+001

5.94000E-002 0.00000E+000 5.66395E+001 5.66395E+001 1.70700E-002 0.00000E+000

4.28095E+001 1.27800E-002 0.00000E+000 4.30779E+001

Forklifts 8.96800E-002 7.71750E-001 4.96800E-001 6.00000E-004 6.45600E-002

2.15696E+001

Excavators 2.84300E-002 3.55380E-001 2.07050E-001 4.50000E-004 1.50200E-002 1.38200E-002 0.00000E+000 4.28095E+001

4.77000E-003 0.00000E+000 2.15431E+001 2.15431E+001 1.26000E-003 0.00000E+000

6.10160E+001 1.83900E-002 0.00000E+000 6.14022E+001

Crushing/Proc. 
Equipment

1.56200E-002 1.51740E-001 4.99400E-002 2.40000E-004 4.77000E-003

0.00000E+000

Cranes 8.27600E-002 9.80730E-001 3.42960E-001 6.50000E-004 4.45300E-002 4.09600E-002 0.00000E+000 6.10160E+001

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000Concrete/Industrial 
Saws

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 9.95768E+000 9.95768E+000 1.17000E-003 0.00000E+000 9.98233E+000

CO2e
Mitigated tons/yr Mitigated mt/yr

Air Compressors 1.43700E-002 9.25200E-002 7.34700E-002 1.20000E-004 7.67000E-003 7.67000E-003

Exhaust PM2.5 Bio- CO2 NBio- CO2 Total CO2 CH4 N2OEquipment Type ROG NOx CO SO2 Exhaust PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Mitigation Report

1.21670E-006 1.21670E-006 0.00000E+000 0.00000E+000 1.21046E-006

0.00000E+000 1.18634E-006

Welders 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.19383E-006 1.19383E-006 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

Tractors/Loaders/Bac
khoes

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.25113E-006

Skid Steer Loaders 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.25898E-006 1.25898E-006 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

Rubber Tired Dozers 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.73520E-006

Rollers 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.74608E-006 1.74608E-006 0.00000E+000

1.55117E-006 1.55117E-006 0.00000E+000 0.00000E+000 1.54151E-006

Paving Equipment 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.11145E-006

Pavers 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.11842E-006 1.11842E-006 0.00000E+000

1.21552E-006 1.21552E-006 0.00000E+000 0.00000E+000 1.21317E-006

Graders 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.22811E-006

Generator Sets 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.23588E-006 1.23588E-006 0.00000E+000

1.16796E-006 1.16796E-006 0.00000E+000 0.00000E+000 1.16069E-006

Forklifts 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 9.27231E-007

Excavators 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.39256E-006 1.39256E-006 0.00000E+000

1.14724E-006 1.14724E-006 0.00000E+000 0.00000E+000 1.30288E-006

Crushing/Proc. 
Equipment

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000

Cranes 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

1.00425E-006 1.00425E-006 0.00000E+000 0.00000E+000 1.00177E-006

Concrete/Industrial 
Saws

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

CO2e
Percent Reduction

Air Compressors 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

Exhaust PM2.5 Bio- CO2 NBio- CO2 Total CO2 CH4 N2OEquipment Type ROG NOx CO SO2 Exhaust PM10
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Mitigation Report

Yes Clean Paved Road % PM Reduction 9.00

No Unpaved Road Mitigation Moisture 
Content %

0.00 Vehicle Speed 
(mph)

15.00

Yes Water Exposed Area PM10 Reduction 55.00 PM2.5 
Reduction

55.00 Frequency (per 
day)

2.00

0.00

Yes Replace Ground Cover of Area 
Disturbed

PM10 Reduction 5.00 PM2.5 
Reduction

5.00

Mitigation InputYes/No Mitigation Measure Mitigation Input Mitigation Input

No Soil Stabilizer for unpaved 
Roads

PM10 Reduction 0.00 PM2.5 
Reduction

Fugitive Dust Mitigation
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Costa Mesa 17th Street Live-Work Project (Construction)

Orange County, Mitigation Report

0.00 0.00

Wet Utility Trenching & Installation Roads 0.00 0.00 0.00 0.00 0.07 0.08

Wet Utility Trenching & Installation Fugitive Dust 0.00 0.00 0.00 0.00

0.57 0.57

Site Preparation Roads 0.00 0.00 0.00 0.00 0.05 0.07

Site Preparation Fugitive Dust 0.05 0.02 0.02 0.01

0.57 0.58

Grading Soil Haul Roads 0.03 0.01 0.03 0.01 0.07 0.06

Grading Soil Haul Fugitive Dust 0.00 0.00 0.00 0.00

0.57 0.57

Grading Roads 0.01 0.00 0.01 0.00 0.08 0.07

Grading Fugitive Dust 0.20 0.10 0.08 0.04

0.00 0.00

Dry Utility Trenching & Installation Roads 0.00 0.00 0.00 0.00 0.04 0.13

Dry Utility Trenching & Installation Fugitive Dust 0.00 0.00 0.00 0.00

0.00 0.00

Building Demolition Roads 0.00 0.00 0.00 0.00 0.08 0.06

Building Demolition Fugitive Dust 0.00 0.00 0.00 0.00

0.57 0.57

Building Demo Debris Haul Roads 0.00 0.00 0.00 0.00 0.08 0.09

Building Demo Debris Haul Fugitive Dust 0.01 0.00 0.00 0.00

0.00 0.00

Building Construction Roads 0.19 0.05 0.18 0.05 0.08 0.07

Building Construction Fugitive Dust 0.00 0.00 0.00 0.00

0.00 0.00

Asphalt Paving Roads 0.00 0.00 0.00 0.00 0.08 0.09

Asphalt Paving Fugitive Dust 0.00 0.00 0.00 0.00

0.00 0.00

Asphalt Demolition Roads 0.00 0.00 0.00 0.00 0.07 0.13

Asphalt Demolition Fugitive Dust 0.00 0.00 0.00 0.00

0.00

Architectural Coating Roads 0.01 0.00 0.01 0.00 0.08 0.07

PM2.5 PM10 PM2.5
Architectural Coating Fugitive Dust 0.00 0.00 0.00 0.00 0.00

Unmitigated Mitigated Percent Reduction

Phase Source PM10 PM2.5 PM10
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CalEEMod Project Characteristics Inputs (Construction)

Name: Costa Mesa 17th Street Live-Work Project

Project Location: W 17th Street & Pomona Avenue

Project Location: Orange County

Climate Zone: 8

Land Use Setting: Urban

Operational Year: 2016

Utility Company: Southern California Edison

SRA: 18

General Info

Total Project Site Area 9.01 acres

Live-Work 89 DU 3.46 acres

Residential Lofts 46 DU 3.51 acres

Detached Live-Work 42 DU 1.95 acres

Total Units 177 DU (Inclusive of Pavement, Hardscape, and Landscaping)

Number of Residents 483

Building Square Footage 

Floor Plans Amount (Units)

Building Square Feet (BSF) Per 

Unit Total BSF Acres

Live-Work

Unit A1 33 1,927 63,591

Unit A2 25 1,872 46,800

Unit A3 31 1,975 61,225

89 171,616 1.86

Detached Live-Work

Unit C1 14 1,870 26,180

Unit C2 17 1,856 31,552

Unit C3 11 1,998 21,978

42 79,710 0.88

Lofts

Unit B1 32 1,907 61,024

Unit B2 14 1,929 27,006

46 88,030 0.96
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New Pavement, Hardscape, and Landscaping

Component Square Feet Acreage 

Surface Parking Lot 19,278 0.44

Non-Parking Asphalt 98,250 2.26

Hardscape 41,400 0.95

Landscaping 72,400 1.66

CalEEMod Land Use Inputs
Land Use Land Use Type Land Use Subtype Unit Amount Size Metric Lot Acreage Square Feet Population

Live-Work Residential Condo/Townhouse 89 Dwelling Unit 1.86 171,616 243

Lofts Residential Condo/Townhouse 46 Dwelling Unit 0.96 88,030 126

Detached Live-Work Residential Single Family Housing 42 Dwelling Unit 0.88 79,710 115

Surface Parking Lot Parking Parking Lot 0.44 Acre 0.44 19,278

Non-Parking Asphalt Parking Other Asphalt Surfaces 2.26 Acre 2.26 0

Hardscape + Landscaping Parking Other Non-Asphalt Surfaces 2.61 Acre 2.61 0

9.01

Demolition Haul

Tonnage of building debris to be hauled 

offsite 550 tons

Phase Name

Amount to be Demolished 

(Tons)  Haul Truck Capacity (tons) 

 Haul Distance 

(miles) Total Trip Ends Duration (days) Trips Ends/Day

Building Demo Debris Haul 550 18 15 62 10 7

Soil Haul

Total Exmport Volume (CY)  Haul Truck Capacity (CY)*  Haul Distance (miles)** 

Total Trip 

Ends Total Days Trip Ends/Day

14,000 16 45 1,750 60 30

*CalEEMod Default

*Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.
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Architectural Coating

Non-Residential Architectural Coating

Percentage of Buildings' Interior 

Painted: 100%

Percentage of Buildings' Exterior 

Painted: 80%

SCAQMD Rule 1113 

Interior Paint VOC content: 100 grams per liter

Exterior Paing VOC content: 100 grams per liter

Residential Structures Land Use Square Feet SCAQMD Factor

Total 

Paintable 

Surface Area2

Paintable 

Interior Area1

Paintable 

Exterior Area1

Live-Work 171,616 2.7 463,363 347,522 92,673

Lofts 88,030 2.7 237,681 178,261 47,536

Detached Live-Work 79,710 2.7 215,217 161,413 43,043

Subtotal: 687,196 183,252

Non-Residential Structures Land Use Square Feet SCAQMD Factor

Total 

Paintable 

Surface Area2

Paintable 

Interior Area1

Paintable 

Exterior Area1

Parking Lot 19,278 0.06 1,157 868 289

1

2

*CalEEMod methodology calculates the paintable interior and exterior areas by multiplying the total paintable surface area by 75 and 25 percent, 

respectively. Architectural coatings for the parking lot is based on CalEEMod methodology applied to a surface parking lot (i.e., striping), in which 6% of 

surface area is painted.

** Applied CalEEMod Methodology in calculating total
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Construction - Unmitigated Run

SCAQMD Rule 403 

Replace Ground Cover PM10: 5 % Reduction

PM25: 5 % Reduction

Mitigation

Water Exposed Area Frequency: 3 per day

PM10: 61 % Reduction

PM25: 61 % Reduction

Unpaved Roads Vehicle Speed: 15 mph

SCAQMD Rule 1186

Clean Paved Road 9 % PM Reduction
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Off-road Equipment - 

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Construction Phase - Based on construction schedule provided by the Applicant.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 1/23/2015 3:52 PM

Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

tblConstructionPhase NumDays 10.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 20.00 15.00

tblConstructionPhase NumDays 20.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 230.00 262.00

tblConstructionPhase NumDays 20.00 10.00

tblConstDustMitigation CleanPavedRoadPercentReduction 0 9

tblConstructionPhase NumDays 20.00 78.00

tblArchitecturalCoating EF_Nonresidential_Interior 250.00 100.00

tblArchitecturalCoating EF_Residential_Interior 50.00 100.00

tblArchitecturalCoating ConstArea_Residential_Exterior 229,065.00 183,252.00

tblArchitecturalCoating EF_Nonresidential_Exterior 250.00 100.00

Architectural Coating - SCAQMD Rule 1113

Construction Off-road Equipment Mitigation - SCAQMD Rule 403 & SCAQMD Rule 1186

Table Name Column Name Default Value New Value

Off-road Equipment - Placeholder only.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

Trips and VMT - Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.Added trips for water 
trucks.Demolition - 

Grading - 

Off-road Equipment - 

Off-road Equipment - Placeholder only.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - 
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

tblOffRoadEquipment HorsePower 85.00 415.00

tblOffRoadEquipment HorsePower 97.00 210.00

tblOffRoadEquipment HorsePower 162.00 345.00

tblOffRoadEquipment HorsePower 85.00 200.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse LotAcreage 13.64 0.88

tblLandUse Population 132.00 126.00

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblConstructionPhase PhaseStartDate 11/4/2015 10/1/2015

tblGrading MaterialExported 0.00 14,000.00

tblConstructionPhase PhaseStartDate 7/29/2015 7/15/2015

tblConstructionPhase PhaseStartDate 11/4/2015 8/12/2015

tblConstructionPhase PhaseStartDate 12/1/2016 8/15/2016

tblConstructionPhase PhaseStartDate 11/26/2015 12/1/2015

tblConstructionPhase PhaseEndDate 1/26/2016 11/3/2015

tblConstructionPhase PhaseEndDate 11/24/2015 10/21/2015

tblConstructionPhase PhaseEndDate 11/25/2016 11/30/2016

tblConstructionPhase PhaseEndDate 8/11/2015 7/28/2015

tblConstructionPhase PhaseEndDate 3/20/2017 11/30/2016
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tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT HaulingTripLength 20.00 45.00

tblTripsAndVMT HaulingTripNumber 54.00 62.00

tblProjectCharacteristics OperationalYear 2014 2016

tblTripsAndVMT HaulingTripLength 20.00 15.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment HorsePower 97.00 74.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00
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0.0000 15,707.81

40

15,707.814

0

2.4629 0.0000 15,759.534

8

20.0395 6.2955 25.3417 10.4572 5.8460 15.3893Total 64.1620 120.0948 84.5339 0.1573

0.0000 4,971.178
9

4,971.1789 0.7755 0.0000 4,987.46511.7471 2.2057 3.9528 0.4660 2.0835 2.54952016 56.3073 33.5363 30.5393 0.0530

0.0000 10,736.63
52

10,736.635
2

1.6874 0.0000 10,772.069
8

18.2925 4.0897 21.3889 9.9912 3.7625 12.83992015 7.8548 86.5585 53.9946 0.1043

NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

2.0 Emissions Summary

2.1 Overall Construction (Maximum Daily Emission)

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

A-165



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)
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0.00 0.00 0.00 0.00 0.00 0.0057.51 0.00 45.48 60.14 0.00 40.86

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

0.0000 15,707.81

40

15,707.814

0

2.4629 0.0000 15,759.534

8

8.5145 6.2955 13.8166 4.1684 5.8460 9.1006Total 64.1620 120.0948 84.5339 0.1573

0.0000 4,971.178
9

4,971.1789 0.7755 0.0000 4,987.46511.6121 2.2057 3.8178 0.4329 2.0835 2.51642016 56.3073 33.5363 30.5393 0.0530

0.0000 10,736.63
52

10,736.635
2

1.6874 0.0000 10,772.069
7

6.9024 4.0897 9.9988 3.7355 3.7625 6.58422015 7.8548 86.5585 53.9946 0.1043

Total CO2 CH4 N2O CO2e

Year lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Orange County, Winter

78

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 30

Acres of Paving: 0

Residential Indoor: 687,196; Residential Outdoor: 183,252; Non-Residential Indoor: 868; Non-Residential Outdoor: 289 (Architectural 

Coating – sqft)

11 Architectural Coating Architectural Coating 8/15/2016 11/30/2016 5

10

10 Building Construction Building Construction 12/1/2015 11/30/2016 5 262

9 Dry Utility Trenching & 
Installation

Trenching 11/12/2015 11/25/2015 5

15

8 Asphalt Paving Paving 10/22/2015 11/11/2015 5 15

7 Wet Utility Trenching & 
Installation

Trenching 10/1/2015 10/21/2015 5

60

6 Grading Soil Haul Grading 8/12/2015 11/3/2015 5 60

5 Grading Grading 8/12/2015 11/3/2015 5

5

4 Site Preparation Site Preparation 8/5/2015 8/11/2015 5 5

3 Asphalt Demolition Demolition 7/29/2015 8/4/2015 5

20

2 Building Demo Debris Haul Demolition 7/15/2015 7/28/2015 5 10

End Date Num Days 
Week

Num Days Phase Description

1 Building Demolition Demolition 7/1/2015 7/28/2015 5

3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date
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Grading Soil Haul Tractors/Loaders/Backhoes 0 8.00 97 0.37

Grading Soil Haul Rubber Tired Dozers 0 8.00 255 0.40

Grading Soil Haul Graders 0 8.00 174 0.41

Grading Soil Haul Excavators 0 8.00 162 0.38

Grading Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Graders 1 8.00 174 0.41

Grading Excavators 1 8.00 162 0.38

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Asphalt Demolition Tractors/Loaders/Backhoes 1 8.00 97 0.37

Asphalt Demolition Skid Steer Loaders 1 8.00 64 0.37

Asphalt Demolition Rubber Tired Dozers 0 8.00 255 0.40

Asphalt Demolition Excavators 0 8.00 162 0.38

Asphalt Demolition Crushing/Proc. Equipment 1 8.00 415 0.78

Asphalt Demolition Concrete/Industrial Saws 0 8.00 81 0.73

Building Demo Debris Haul Rubber Tired Dozers 0 8.00 255 0.40

Building Demo Debris Haul Excavators 0 8.00 162 0.38

Building Demo Debris Haul Concrete/Industrial Saws 0 8.00 81 0.73

Building Demolition Tractors/Loaders/Backhoes 2 8.00 74 0.37

Building Demolition Tractors/Loaders/Backhoes 1 8.00 210 0.37

Building Demolition Rubber Tired Dozers 0 8.00 255 0.40

Building Demolition Excavators 2 8.00 345 0.38

Building Demolition Crushing/Proc. Equipment 1 8.00 200 0.78

Load Factor

Building Demolition Concrete/Industrial Saws 0 8.00 81 0.73

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power
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6.90 20.00 LD_Mix HDT_Mix HHDTArchitectural Coating 1 24.00 0.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 120.00 22.00 0.00

Dry Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Asphalt Paving 6 15.00 0.00 0.00

Wet Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 45.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Grading Soil Haul 0 0.00 0.00 1,750.00

Grading 6 15.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 4.00 0.00

Asphalt Demolition 3 8.00 4.00 0.00 14.70

14.70 6.90 15.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Demo Debris 
Haul

0 0.00 0.00 62.00

Building Demolition 6 15.00 4.00 0.00 14.70

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Architectural Coating Air Compressors 1 6.00 78 0.48

Building Construction Welders 1 8.00 46 0.45

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Cranes 1 7.00 226 0.29

Dry Utility Trenching & Installation Excavators 1 8.00 162 0.38

Asphalt Paving Rollers 2 8.00 80 0.38

Asphalt Paving Paving Equipment 2 8.00 130 0.36

Asphalt Paving Pavers 2 8.00 125 0.42

Wet Utility Trenching & Installation Excavators 1 8.00 162 0.38
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5,143.75901.3383 5,119.501

2

5,119.5012 1.15510.0504 1.4267 1.4267 1.3383

5,119.501
2

5,119.5012 1.1551 5,143.7590

Total 3.1205 37.1120 14.9764

1.4267 1.4267 1.3383 1.3383

Category lb/day lb/day

Off-Road 3.1205 37.1120 14.9764 0.0504

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

Replace Ground Cover

Water Exposed Area

Reduce Vehicle Speed on Unpaved Roads

Clean Paved Roads

3.2 Building Demolition - 2015

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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Orange County, Winter

0.0000 5,119.501

2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Total 3.1205 37.1120 14.9764 0.0504

0.0000 5,119.501
2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Off-Road 3.1205 37.1120 14.9764 0.0504

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1927 7.9000e-

003

0.2006 0.0516 7.2600e-

003

0.0588Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10
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0.0000 0.0000 0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.3 Building Demo Debris Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1779 7.9000e-

003

0.1858 0.0480 7.2600e-

003

0.0552Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 0.0000 0.0000 0.0000 0.00000.4361 0.0000 0.4361 0.0660 0.0000 0.0660Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.4361 0.0000 0.4361 0.0660 0.0000 0.0660Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

350.3092 350.3092 2.8500e-

003

350.36900.0810 0.0243 0.1053 0.0222 0.0224 0.0445Total 0.1151 1.5352 1.3726 3.4500e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

350.3092 350.3092 2.8500e-
003

350.36900.0810 0.0243 0.1053 0.0222 0.0224 0.0445Hauling 0.1151 1.5352 1.3726 3.4500e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.4 Asphalt Demolition - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

350.3092 350.3092 2.8500e-

003

350.36900.0755 0.0243 0.0998 0.0208 0.0224 0.0432Total 0.1151 1.5352 1.3726 3.4500e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

350.3092 350.3092 2.8500e-
003

350.36900.0755 0.0243 0.0998 0.0208 0.0224 0.0432Hauling 0.1151 1.5352 1.3726 3.4500e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

0.0000 3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.0574 176.0574 5.3200e-

003

176.16920.1144 7.3300e-

003

0.1217 0.0308 6.7400e-

003

0.0376Total 0.0749 0.4447 0.9762 1.8900e-

003

89.0909 89.0909 4.6200e-
003

89.18800.0894 6.5000e-
004

0.0901 0.0237 6.0000e-
004

0.0243Worker 0.0322 0.0436 0.4561 1.0300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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4,111.744

4

4,111.7444 1.2275 4,137.522518.0663 3.0883 21.1545 9.9307 2.8412 12.7719Total 5.2609 56.8897 42.6318 0.0391

4,111.744
4

4,111.7444 1.2275 4,137.52253.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.000018.0663 0.0000 18.0663 9.9307 0.0000 9.9307Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.5 Site Preparation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.0574 176.0574 5.3200e-

003

176.16920.1058 7.3300e-

003

0.1131 0.0287 6.7400e-

003

0.0354Total 0.0749 0.4447 0.9762 1.8900e-

003

89.0909 89.0909 4.6200e-
003

89.18800.0824 6.5000e-
004

0.0831 0.0220 6.0000e-
004

0.0226Worker 0.0322 0.0436 0.4561 1.0300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 4,111.744

4

4,111.7444 1.2275 4,137.52246.6936 3.0883 9.7818 3.6793 2.8412 6.5205Total 5.2609 56.8897 42.6318 0.0391

0.0000 4,111.744
4

4,111.7444 1.2275 4,137.52243.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.00006.6936 0.0000 6.6936 3.6793 0.0000 3.6793Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

287.4211 287.4211 0.0111 287.65410.2262 8.1400e-

003

0.2343 0.0605 7.4800e-

003

0.0680Total 0.1151 0.4992 1.5463 3.1700e-

003

200.4546 200.4546 0.0104 200.67290.2012 1.4600e-
003

0.2027 0.0534 1.3400e-
003

0.0547Worker 0.0724 0.0981 1.0263 2.3100e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-177



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

3,129.015

8

3,129.0158 0.9341 3,148.63286.5523 2.3284 8.8807 3.3675 2.1421 5.5096Total 3.8327 40.4161 26.6731 0.0298

3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00006.5523 0.0000 6.5523 3.3675 0.0000 3.3675Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.6 Grading - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

287.4211 287.4211 0.0111 287.65410.2088 8.1400e-

003

0.2170 0.0562 7.4800e-

003

0.0637Total 0.1151 0.4992 1.5463 3.1700e-

003

200.4546 200.4546 0.0104 200.67290.1855 1.4600e-
003

0.1869 0.0495 1.3400e-
003

0.0508Worker 0.0724 0.0981 1.0263 2.3100e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-178



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

0.0000 3,129.015

8

3,129.0158 0.9341 3,148.63282.4276 2.3284 4.7560 1.2477 2.1421 3.3897Total 3.8327 40.4161 26.6731 0.0298

0.0000 3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00002.4276 0.0000 2.4276 1.2477 0.0000 1.2477Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1927 7.9000e-

003

0.2006 0.0516 7.2600e-

003

0.0588Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-179



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

0.0000 0.0000 0.0000 0.00000.0264 0.0000 0.0264 4.0000e-

003

0.0000 4.0000e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.0264 0.0000 0.0264 4.0000e-
003

0.0000 4.0000e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.7 Grading Soil Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

254.0120 254.0120 9.3700e-

003

254.20870.1779 7.9000e-

003

0.1858 0.0480 7.2600e-

003

0.0552Total 0.1030 0.4829 1.3753 2.7900e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0603 0.0818 0.8552 1.9300e-
003

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-180



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

0.0000 0.0000 0.0000 0.0000 0.00009.7800e-

003

0.0000 9.7800e-

003

1.4800e-

003

0.0000 1.4800e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00009.7800e-
003

0.0000 9.7800e-
003

1.4800e-
003

0.0000 1.4800e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,846.663

6

4,846.6636 0.0366 4,847.43281.1422 0.3375 1.4797 0.3127 0.3104 0.6231Total 1.0700 20.4020 10.1129 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,846.663
6

4,846.6636 0.0366 4,847.43281.1422 0.3375 1.4797 0.3127 0.3104 0.6231Hauling 1.0700 20.4020 10.1129 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-181



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.8 Wet Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,846.663

6

4,846.6636 0.0366 4,847.43281.0641 0.3375 1.4016 0.2935 0.3104 0.6039Total 1.0700 20.4020 10.1129 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,846.663
6

4,846.6636 0.0366 4,847.43281.0641 0.3375 1.4016 0.2935 0.3104 0.6039Hauling 1.0700 20.4020 10.1129 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-182



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0585 6.9200e-

003

0.0655 0.0160 6.3600e-

003

0.0224Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-183



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.9 Asphalt Paving - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0543 6.9200e-

003

0.0612 0.0150 6.3600e-

003

0.0213Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-184



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

0.0000 2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

0.0000 2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

167.0455 167.0455 8.6700e-

003

167.22740.1677 1.2200e-

003

0.1689 0.0445 1.1200e-

003

0.0456Total 0.0603 0.0818 0.8552 1.9300e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0603 0.0818 0.8552 1.9300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-185



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.10 Dry Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

167.0455 167.0455 8.6700e-

003

167.22740.1546 1.2200e-

003

0.1558 0.0413 1.1200e-

003

0.0424Total 0.0603 0.0818 0.8552 1.9300e-

003

167.0455 167.0455 8.6700e-
003

167.22740.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0603 0.0818 0.8552 1.9300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-186



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0585 6.9200e-

003

0.0655 0.0160 6.3600e-

003

0.0224Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0250 6.6800e-
003

0.0317 7.1200e-
003

6.1400e-
003

0.0133Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-187



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

120.3756 120.3756 2.4300e-

003

120.42670.0543 6.9200e-

003

0.0612 0.0150 6.3600e-

003

0.0213Total 0.0547 0.4175 0.6911 1.2500e-

003

33.4091 33.4091 1.7300e-
003

33.44550.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0121 0.0164 0.1710 3.9000e-
004

86.9665 86.9665 7.0000e-
004

86.98120.0234 6.6800e-
003

0.0300 6.7100e-
003

6.1400e-
003

0.0129Vendor 0.0427 0.4011 0.5201 8.6000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-188



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Winter

0.0000 2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

0.0000 2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,814.679

6

1,814.6796 0.0732 1,816.21621.4788 0.0465 1.5253 0.3949 0.0427 0.4376Total 0.7173 2.8601 9.7022 0.0202

1,336.363
7

1,336.3637 0.0693 1,337.81951.3413 9.7400e-
003

1.3511 0.3557 8.9500e-
003

0.3647Worker 0.4825 0.6540 6.8418 0.0154

478.3159 478.3159 3.8500e-
003

478.39670.1375 0.0367 0.1742 0.0391 0.0338 0.0729Vendor 0.2348 2.2061 2.8605 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,814.679

6

1,814.6796 0.0732 1,816.21621.3648 0.0465 1.4113 0.3669 0.0427 0.4096Total 0.7173 2.8601 9.7022 0.0202

1,336.363
7

1,336.3637 0.0693 1,337.81951.2364 9.7400e-
003

1.2461 0.3300 8.9500e-
003

0.3389Worker 0.4825 0.6540 6.8418 0.0154

478.3159 478.3159 3.8500e-
003

478.39670.1284 0.0367 0.1652 0.0369 0.0338 0.0707Vendor 0.2348 2.2061 2.8605 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

0.0000 2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,762.548

2

1,762.5482 0.0675 1,763.96601.4788 0.0399 1.5187 0.3949 0.0367 0.4315Total 0.6515 2.5394 8.9077 0.0201

1,289.481
4

1,289.4814 0.0640 1,290.82591.3413 9.3700e-
003

1.3507 0.3557 8.6400e-
003

0.3644Worker 0.4382 0.5915 6.2053 0.0154

473.0668 473.0668 3.4900e-
003

473.14010.1375 0.0305 0.1680 0.0392 0.0280 0.0672Vendor 0.2132 1.9479 2.7024 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.12 Architectural Coating - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,762.548

2

1,762.5482 0.0675 1,763.96601.3648 0.0399 1.4047 0.3669 0.0367 0.4036Total 0.6515 2.5394 8.9077 0.0201

1,289.481
4

1,289.4814 0.0640 1,290.82591.2364 9.3700e-
003

1.2457 0.3300 8.6400e-
003

0.3386Worker 0.4382 0.5915 6.2053 0.0154

473.0668 473.0668 3.4900e-
003

473.14010.1285 0.0305 0.1589 0.0369 0.0280 0.0650Vendor 0.2132 1.9479 2.7024 4.7300e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

257.8963 257.8963 0.0128 258.16520.2683 1.8700e-

003

0.2701 0.0711 1.7300e-

003

0.0729Total 0.0877 0.1183 1.2411 3.0800e-

003

257.8963 257.8963 0.0128 258.16520.2683 1.8700e-
003

0.2701 0.0711 1.7300e-
003

0.0729Worker 0.0877 0.1183 1.2411 3.0800e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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257.8963 257.8963 0.0128 258.16520.2473 1.8700e-

003

0.2492 0.0660 1.7300e-

003

0.0677Total 0.0877 0.1183 1.2411 3.0800e-

003

257.8963 257.8963 0.0128 258.16520.2473 1.8700e-
003

0.2492 0.0660 1.7300e-
003

0.0677Worker 0.0877 0.1183 1.2411 3.0800e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Off-road Equipment - 

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Construction Phase - Based on construction schedule provided by the Applicant.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 1/23/2015 4:02 PM

Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

1.0 Project Characteristics

A-195
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Orange County, Summer

tblConstructionPhase NumDays 10.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 20.00 15.00

tblConstructionPhase NumDays 20.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 230.00 262.00

tblConstructionPhase NumDays 20.00 10.00

tblConstDustMitigation CleanPavedRoadPercentReduction 0 9

tblConstructionPhase NumDays 20.00 78.00

tblArchitecturalCoating EF_Nonresidential_Interior 250.00 100.00

tblArchitecturalCoating EF_Residential_Interior 50.00 100.00

tblArchitecturalCoating ConstArea_Residential_Exterior 229,065.00 183,252.00

tblArchitecturalCoating EF_Nonresidential_Exterior 250.00 100.00

Architectural Coating - SCAQMD Rule 1113

Construction Off-road Equipment Mitigation - SCAQMD Rule 403 & SCAQMD Rule 1186

Table Name Column Name Default Value New Value

Off-road Equipment - Placeholder only.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

Trips and VMT - Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.Added trips for water 
trucks.Demolition - 

Grading - 

Off-road Equipment - 

Off-road Equipment - Placeholder only.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - 
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tblOffRoadEquipment HorsePower 85.00 415.00

tblOffRoadEquipment HorsePower 97.00 210.00

tblOffRoadEquipment HorsePower 162.00 345.00

tblOffRoadEquipment HorsePower 85.00 200.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse LotAcreage 13.64 0.88

tblLandUse Population 132.00 126.00

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblConstructionPhase PhaseStartDate 11/4/2015 10/1/2015

tblGrading MaterialExported 0.00 14,000.00

tblConstructionPhase PhaseStartDate 7/29/2015 7/15/2015

tblConstructionPhase PhaseStartDate 11/4/2015 8/12/2015

tblConstructionPhase PhaseStartDate 12/1/2016 8/15/2016

tblConstructionPhase PhaseStartDate 11/26/2015 12/1/2015

tblConstructionPhase PhaseEndDate 1/26/2016 11/3/2015

tblConstructionPhase PhaseEndDate 11/24/2015 10/21/2015

tblConstructionPhase PhaseEndDate 11/25/2016 11/30/2016

tblConstructionPhase PhaseEndDate 8/11/2015 7/28/2015

tblConstructionPhase PhaseEndDate 3/20/2017 11/30/2016
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tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT HaulingTripLength 20.00 45.00

tblTripsAndVMT HaulingTripNumber 54.00 62.00

tblProjectCharacteristics OperationalYear 2014 2016

tblTripsAndVMT HaulingTripLength 20.00 15.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment HorsePower 97.00 74.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

A-198



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 15,822.87

49

15,822.874

9

2.4626 0.0000 15,874.588

6

20.0395 6.2945 25.3413 10.4572 5.8451 15.3890Total 64.0639 119.2426 83.7007 0.1587

0.0000 5,061.650
2

5,061.6502 0.7754 0.0000 5,077.93421.7471 2.2054 3.9525 0.4660 2.0832 2.54922016 56.2600 33.4270 30.5445 0.0541

0.0000 10,761.22
48

10,761.224
8

1.6871 0.0000 10,796.654
4

18.2925 4.0891 21.3888 9.9912 3.7619 12.83982015 7.8039 85.8156 53.1562 0.1046

NBio- CO2 Total CO2 CH4 N2O CO2e

Year lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

2.0 Emissions Summary

2.1 Overall Construction (Maximum Daily Emission)

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10
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0.00 0.00 0.00 0.00 0.00 0.0057.51 0.00 45.48 60.14 0.00 40.87

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

0.0000 15,822.87

49

15,822.874

9

2.4626 0.0000 15,874.588

6

8.5145 6.2945 13.8162 4.1684 5.8451 9.1002Total 64.0639 119.2426 83.7007 0.1587

0.0000 5,061.650
2

5,061.6502 0.7754 0.0000 5,077.93421.6121 2.2054 3.8175 0.4329 2.0832 2.51612016 56.2600 33.4270 30.5445 0.0541

0.0000 10,761.22
48

10,761.224
8

1.6871 0.0000 10,796.654
4

6.9024 4.0891 9.9987 3.7355 3.7619 6.58422015 7.8039 85.8156 53.1562 0.1046

Total CO2 CH4 N2O CO2e

Year lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Orange County, Summer

78

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 30

Acres of Paving: 0

Residential Indoor: 687,196; Residential Outdoor: 183,252; Non-Residential Indoor: 868; Non-Residential Outdoor: 289 (Architectural 

Coating – sqft)

11 Architectural Coating Architectural Coating 8/15/2016 11/30/2016 5

10

10 Building Construction Building Construction 12/1/2015 11/30/2016 5 262

9 Dry Utility Trenching & 
Installation

Trenching 11/12/2015 11/25/2015 5

15

8 Asphalt Paving Paving 10/22/2015 11/11/2015 5 15

7 Wet Utility Trenching & 
Installation

Trenching 10/1/2015 10/21/2015 5

60

6 Grading Soil Haul Grading 8/12/2015 11/3/2015 5 60

5 Grading Grading 8/12/2015 11/3/2015 5

5

4 Site Preparation Site Preparation 8/5/2015 8/11/2015 5 5

3 Asphalt Demolition Demolition 7/29/2015 8/4/2015 5

20

2 Building Demo Debris Haul Demolition 7/15/2015 7/28/2015 5 10

End Date Num Days 
Week

Num Days Phase Description

1 Building Demolition Demolition 7/1/2015 7/28/2015 5

3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date

A-201
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Grading Soil Haul Tractors/Loaders/Backhoes 0 8.00 97 0.37

Grading Soil Haul Rubber Tired Dozers 0 8.00 255 0.40

Grading Soil Haul Graders 0 8.00 174 0.41

Grading Soil Haul Excavators 0 8.00 162 0.38

Grading Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Graders 1 8.00 174 0.41

Grading Excavators 1 8.00 162 0.38

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Asphalt Demolition Tractors/Loaders/Backhoes 1 8.00 97 0.37

Asphalt Demolition Skid Steer Loaders 1 8.00 64 0.37

Asphalt Demolition Rubber Tired Dozers 0 8.00 255 0.40

Asphalt Demolition Excavators 0 8.00 162 0.38

Asphalt Demolition Crushing/Proc. Equipment 1 8.00 415 0.78

Asphalt Demolition Concrete/Industrial Saws 0 8.00 81 0.73

Building Demo Debris Haul Rubber Tired Dozers 0 8.00 255 0.40

Building Demo Debris Haul Excavators 0 8.00 162 0.38

Building Demo Debris Haul Concrete/Industrial Saws 0 8.00 81 0.73

Building Demolition Tractors/Loaders/Backhoes 2 8.00 74 0.37

Building Demolition Tractors/Loaders/Backhoes 1 8.00 210 0.37

Building Demolition Rubber Tired Dozers 0 8.00 255 0.40

Building Demolition Excavators 2 8.00 345 0.38

Building Demolition Crushing/Proc. Equipment 1 8.00 200 0.78

Load Factor

Building Demolition Concrete/Industrial Saws 0 8.00 81 0.73

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power
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6.90 20.00 LD_Mix HDT_Mix HHDTArchitectural Coating 1 24.00 0.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 120.00 22.00 0.00

Dry Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Asphalt Paving 6 15.00 0.00 0.00

Wet Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 45.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Grading Soil Haul 0 0.00 0.00 1,750.00

Grading 6 15.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 4.00 0.00

Asphalt Demolition 3 8.00 4.00 0.00 14.70

14.70 6.90 15.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Demo Debris 
Haul

0 0.00 0.00 62.00

Building Demolition 6 15.00 4.00 0.00 14.70

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Architectural Coating Air Compressors 1 6.00 78 0.48

Building Construction Welders 1 8.00 46 0.45

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Cranes 1 7.00 226 0.29

Dry Utility Trenching & Installation Excavators 1 8.00 162 0.38

Asphalt Paving Rollers 2 8.00 80 0.38

Asphalt Paving Paving Equipment 2 8.00 130 0.36

Asphalt Paving Pavers 2 8.00 125 0.42

Wet Utility Trenching & Installation Excavators 1 8.00 162 0.38
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5,143.75901.3383 5,119.501

2

5,119.5012 1.15510.0504 1.4267 1.4267 1.3383

5,119.501
2

5,119.5012 1.1551 5,143.7590

Total 3.1205 37.1120 14.9764

1.4267 1.4267 1.3383 1.3383

Category lb/day lb/day

Off-Road 3.1205 37.1120 14.9764 0.0504

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

Replace Ground Cover

Water Exposed Area

Reduce Vehicle Speed on Unpaved Roads

Clean Paved Roads

3.2 Building Demolition - 2015

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 5,119.501

2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Total 3.1205 37.1120 14.9764 0.0504

0.0000 5,119.501
2

5,119.5012 1.1551 5,143.75891.4267 1.4267 1.3383 1.3383Off-Road 3.1205 37.1120 14.9764 0.0504

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1927 7.8200e-

003

0.2005 0.0516 7.1800e-

003

0.0588Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 0.0000 0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00001.1769 0.0000 1.1769 0.1782 0.0000 0.1782Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.3 Building Demo Debris Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1779 7.8200e-

003

0.1857 0.0480 7.1800e-

003

0.0551Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 0.0000 0.0000 0.0000 0.00000.4361 0.0000 0.4361 0.0660 0.0000 0.0660Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.4361 0.0000 0.4361 0.0660 0.0000 0.0660Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

351.4138 351.4138 2.8000e-

003

351.47270.0810 0.0242 0.1052 0.0222 0.0223 0.0444Total 0.1064 1.4860 1.1871 3.4600e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

351.4138 351.4138 2.8000e-
003

351.47270.0810 0.0242 0.1052 0.0222 0.0223 0.0444Hauling 0.1064 1.4860 1.1871 3.4600e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.4 Asphalt Demolition - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

351.4138 351.4138 2.8000e-

003

351.47270.0755 0.0242 0.0997 0.0208 0.0223 0.0431Total 0.1064 1.4860 1.1871 3.4600e-

003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

351.4138 351.4138 2.8000e-
003

351.47270.0755 0.0242 0.0997 0.0208 0.0223 0.0431Hauling 0.1064 1.4860 1.1871 3.4600e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 3,785.622

6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Total 2.5270 23.8865 10.5791 0.0337

0.0000 3,785.622
6

3,785.6226 0.3443 3,792.85180.9829 0.9829 0.9541 0.9541Off-Road 2.5270 23.8865 10.5791 0.0337

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

181.7687 181.7687 5.3000e-

003

181.88010.1144 7.2500e-

003

0.1217 0.0308 6.6600e-

003

0.0375Total 0.0690 0.4313 0.9188 1.9600e-

003

94.0661 94.0661 4.6200e-
003

94.16310.0894 6.5000e-
004

0.0901 0.0237 6.0000e-
004

0.0243Worker 0.0305 0.0396 0.4829 1.0900e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

4,111.744

4

4,111.7444 1.2275 4,137.522518.0663 3.0883 21.1545 9.9307 2.8412 12.7719Total 5.2609 56.8897 42.6318 0.0391

4,111.744
4

4,111.7444 1.2275 4,137.52253.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.000018.0663 0.0000 18.0663 9.9307 0.0000 9.9307Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.5 Site Preparation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

181.7687 181.7687 5.3000e-

003

181.88010.1058 7.2500e-

003

0.1130 0.0287 6.6600e-

003

0.0354Total 0.0690 0.4313 0.9188 1.9600e-

003

94.0661 94.0661 4.6200e-
003

94.16310.0824 6.5000e-
004

0.0831 0.0220 6.0000e-
004

0.0226Worker 0.0305 0.0396 0.4829 1.0900e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 4,111.744

4

4,111.7444 1.2275 4,137.52246.6936 3.0883 9.7818 3.6793 2.8412 6.5205Total 5.2609 56.8897 42.6318 0.0391

0.0000 4,111.744
4

4,111.7444 1.2275 4,137.52243.0883 3.0883 2.8412 2.8412Off-Road 5.2609 56.8897 42.6318 0.0391

0.0000 0.00006.6936 0.0000 6.6936 3.6793 0.0000 3.6793Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

299.3513 299.3513 0.0111 299.58390.2262 8.0600e-

003

0.2343 0.0605 7.4000e-

003

0.0679Total 0.1071 0.4808 1.5224 3.3100e-

003

211.6486 211.6486 0.0104 211.86700.2012 1.4600e-
003

0.2027 0.0534 1.3400e-
003

0.0547Worker 0.0687 0.0892 1.0865 2.4400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

3,129.015

8

3,129.0158 0.9341 3,148.63286.5523 2.3284 8.8807 3.3675 2.1421 5.5096Total 3.8327 40.4161 26.6731 0.0298

3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00006.5523 0.0000 6.5523 3.3675 0.0000 3.3675Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.6 Grading - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

299.3513 299.3513 0.0111 299.58390.2088 8.0600e-

003

0.2169 0.0562 7.4000e-

003

0.0636Total 0.1071 0.4808 1.5224 3.3100e-

003

211.6486 211.6486 0.0104 211.86700.1855 1.4600e-
003

0.1869 0.0495 1.3400e-
003

0.0508Worker 0.0687 0.0892 1.0865 2.4400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-212



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 3,129.015

8

3,129.0158 0.9341 3,148.63282.4276 2.3284 4.7560 1.2477 2.1421 3.3897Total 3.8327 40.4161 26.6731 0.0298

0.0000 3,129.015
8

3,129.0158 0.9341 3,148.63282.3284 2.3284 2.1421 2.1421Off-Road 3.8327 40.4161 26.6731 0.0298

0.0000 0.00002.4276 0.0000 2.4276 1.2477 0.0000 1.2477Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1927 7.8200e-

003

0.2005 0.0516 7.1800e-

003

0.0588Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 0.0000 0.0000 0.00000.0264 0.0000 0.0264 4.0000e-

003

0.0000 4.0000e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00000.0264 0.0000 0.0264 4.0000e-
003

0.0000 4.0000e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.7 Grading Soil Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

264.0765 264.0765 9.3500e-

003

264.27280.1779 7.8200e-

003

0.1857 0.0480 7.1800e-

003

0.0551Total 0.0957 0.4659 1.3413 2.9100e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0572 0.0743 0.9054 2.0400e-
003

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 0.0000 0.0000 0.0000 0.00009.7800e-

003

0.0000 9.7800e-

003

1.4800e-

003

0.0000 1.4800e-

003

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.00009.7800e-
003

0.0000 9.7800e-
003

1.4800e-
003

0.0000 1.4800e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,851.860

3

4,851.8603 0.0364 4,852.62501.1422 0.3369 1.4792 0.3127 0.3099 0.6226Total 1.0295 19.6834 9.2583 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,851.860
3

4,851.8603 0.0364 4,852.62501.1422 0.3369 1.4792 0.3127 0.3099 0.6226Hauling 1.0295 19.6834 9.2583 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.8 Wet Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

4,851.860

3

4,851.8603 0.0364 4,852.62501.0641 0.3369 1.4011 0.2935 0.3099 0.6034Total 1.0295 19.6834 9.2583 0.0476

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

4,851.860
3

4,851.8603 0.0364 4,852.62501.0641 0.3369 1.4011 0.2935 0.3099 0.6034Hauling 1.0295 19.6834 9.2583 0.0476

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0585 6.8400e-

003

0.0654 0.0160 6.2800e-

003

0.0223Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.9 Asphalt Paving - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0543 6.8400e-

003

0.0611 0.0150 6.2800e-

003

0.0213Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-218



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 2,339.898

4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Total 2.7888 25.1758 14.9781 0.0223

0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 0.4716

0.0000 2,339.898
4

2,339.8984 0.6986 2,354.56811.4148 1.4148 1.3016 1.3016Off-Road 2.3172 25.1758 14.9781 0.0223

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.3739 176.3739 8.6700e-

003

176.55580.1677 1.2200e-

003

0.1689 0.0445 1.1200e-

003

0.0456Total 0.0572 0.0743 0.9054 2.0400e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1677 1.2200e-
003

0.1689 0.0445 1.1200e-
003

0.0456Worker 0.0572 0.0743 0.9054 2.0400e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.10 Dry Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

176.3739 176.3739 8.6700e-

003

176.55580.1546 1.2200e-

003

0.1558 0.0413 1.1200e-

003

0.0424Total 0.0572 0.0743 0.9054 2.0400e-

003

176.3739 176.3739 8.6700e-
003

176.55580.1546 1.2200e-
003

0.1558 0.0413 1.1200e-
003

0.0424Worker 0.0572 0.0743 0.9054 2.0400e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Total 0.4166 4.8648 3.4392 5.2900e-

003

0.0000 555.5551 555.5551 0.1659 559.03810.2401 0.2401 0.2209 0.2209Off-Road 0.4166 4.8648 3.4392 5.2900e-
003

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0585 6.8400e-

003

0.0654 0.0160 6.2800e-

003

0.0223Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0335 2.4000e-
004

0.0338 8.8900e-
003

2.2000e-
004

9.1200e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0250 6.6000e-
003

0.0316 7.1200e-
003

6.0600e-
003

0.0132Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

122.9774 122.9774 2.4100e-

003

123.02810.0543 6.8400e-

003

0.0611 0.0150 6.2800e-

003

0.0213Total 0.0499 0.4065 0.6170 1.2800e-

003

35.2748 35.2748 1.7300e-
003

35.31120.0309 2.4000e-
004

0.0312 8.2500e-
003

2.2000e-
004

8.4700e-
003

Worker 0.0114 0.0149 0.1811 4.1000e-
004

87.7027 87.7027 6.8000e-
004

87.71690.0234 6.6000e-
003

0.0299 6.7100e-
003

6.0600e-
003

0.0128Vendor 0.0385 0.3916 0.4359 8.7000e-
004

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-222



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 2,689.577

1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Total 3.6591 30.0299 18.7446 0.0268

0.0000 2,689.577
1

2,689.5771 0.6748 2,703.74832.1167 2.1167 1.9904 1.9904Off-Road 3.6591 30.0299 18.7446 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,893.355

5

1,893.3555 0.0731 1,894.88981.4788 0.0460 1.5248 0.3949 0.0423 0.4372Total 0.6694 2.7485 9.6405 0.0210

1,410.990
8

1,410.9908 0.0693 1,412.44661.3413 9.7400e-
003

1.3511 0.3557 8.9500e-
003

0.3647Worker 0.4577 0.5946 7.2430 0.0163

482.3647 482.3647 3.7400e-
003

482.44320.1375 0.0363 0.1737 0.0391 0.0334 0.0725Vendor 0.2117 2.1539 2.3975 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,893.355

5

1,893.3555 0.0731 1,894.88981.3648 0.0460 1.4108 0.3669 0.0423 0.4092Total 0.6694 2.7485 9.6405 0.0210

1,410.990
8

1,410.9908 0.0693 1,412.44661.2364 9.7400e-
003

1.2461 0.3300 8.9500e-
003

0.3389Worker 0.4577 0.5946 7.2430 0.0163

482.3647 482.3647 3.7400e-
003

482.44320.1284 0.0363 0.1647 0.0369 0.0334 0.0703Vendor 0.2117 2.1539 2.3975 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 2,669.286

4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Total 3.4062 28.5063 18.5066 0.0268

0.0000 2,669.286
4

2,669.2864 0.6620 2,683.18901.9674 1.9674 1.8485 1.8485Off-Road 3.4062 28.5063 18.5066 0.0268

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,838.611

4

1,838.6114 0.0674 1,840.02711.4788 0.0395 1.5183 0.3949 0.0364 0.4312Total 0.6086 2.4409 8.8364 0.0210

1,361.521
8

1,361.5218 0.0640 1,362.86641.3413 9.3700e-
003

1.3507 0.3557 8.6400e-
003

0.3644Worker 0.4163 0.5379 6.5877 0.0163

477.0895 477.0895 3.3900e-
003

477.16070.1375 0.0302 0.1676 0.0392 0.0277 0.0669Vendor 0.1923 1.9030 2.2487 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.12 Architectural Coating - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,838.611

4

1,838.6114 0.0674 1,840.02711.3648 0.0395 1.4044 0.3669 0.0364 0.4033Total 0.6086 2.4409 8.8364 0.0210

1,361.521
8

1,361.5218 0.0640 1,362.86641.2364 9.3700e-
003

1.2457 0.3300 8.6400e-
003

0.3386Worker 0.4163 0.5379 6.5877 0.0163

477.0895 477.0895 3.3900e-
003

477.16070.1285 0.0302 0.1586 0.0369 0.0277 0.0647Vendor 0.1923 1.9030 2.2487 4.7600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Total 52.1619 2.3722 1.8839 2.9700e-

003

0.0000 281.4481 281.4481 0.0332 282.14490.1966 0.1966 0.1966 0.1966Off-Road 0.3685 2.3722 1.8839 2.9700e-
003

0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 51.7935

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

272.3044 272.3044 0.0128 272.57330.2683 1.8700e-

003

0.2701 0.0711 1.7300e-

003

0.0729Total 0.0833 0.1076 1.3175 3.2600e-

003

272.3044 272.3044 0.0128 272.57330.2683 1.8700e-
003

0.2701 0.0711 1.7300e-
003

0.0729Worker 0.0833 0.1076 1.3175 3.2600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Summer

272.3044 272.3044 0.0128 272.57330.2473 1.8700e-

003

0.2492 0.0660 1.7300e-

003

0.0677Total 0.0833 0.1076 1.3175 3.2600e-

003

272.3044 272.3044 0.0128 272.57330.2473 1.8700e-
003

0.2492 0.0660 1.7300e-
003

0.0677Worker 0.0833 0.1076 1.3175 3.2600e-
003

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Off-road Equipment - 

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Construction Phase - Based on construction schedule provided by the Applicant.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 1/23/2015 3:57 PM

Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

1.0 Project Characteristics

A-229



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

tblConstructionPhase NumDays 10.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 20.00 15.00

tblConstructionPhase NumDays 20.00 5.00

tblConstructionPhase NumDays 20.00 60.00

tblConstructionPhase NumDays 230.00 262.00

tblConstructionPhase NumDays 20.00 10.00

tblConstDustMitigation CleanPavedRoadPercentReduction 0 9

tblConstructionPhase NumDays 20.00 78.00

tblArchitecturalCoating EF_Nonresidential_Interior 250.00 100.00

tblArchitecturalCoating EF_Residential_Interior 50.00 100.00

tblArchitecturalCoating ConstArea_Residential_Exterior 229,065.00 183,252.00

tblArchitecturalCoating EF_Nonresidential_Exterior 250.00 100.00

Architectural Coating - SCAQMD Rule 1113

Construction Off-road Equipment Mitigation - SCAQMD Rule 403 & SCAQMD Rule 1186

Table Name Column Name Default Value New Value

Off-road Equipment - Placeholder only.

Off-road Equipment - 

Off-road Equipment - Based on construction information provided by the Applicant.

Trips and VMT - Any inert Class II waste found on the property will go to the Azusa Landfill, which is 45 miles away from the site.Added trips for water 
trucks.Demolition - 

Grading - 

Off-road Equipment - 

Off-road Equipment - Placeholder only.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - Based on construction information provided by the Applicant.

Off-road Equipment - 
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tblOffRoadEquipment HorsePower 85.00 415.00

tblOffRoadEquipment HorsePower 97.00 210.00

tblOffRoadEquipment HorsePower 162.00 345.00

tblOffRoadEquipment HorsePower 85.00 200.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse LotAcreage 13.64 0.88

tblLandUse Population 132.00 126.00

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblConstructionPhase PhaseStartDate 11/4/2015 10/1/2015

tblGrading MaterialExported 0.00 14,000.00

tblConstructionPhase PhaseStartDate 7/29/2015 7/15/2015

tblConstructionPhase PhaseStartDate 11/4/2015 8/12/2015

tblConstructionPhase PhaseStartDate 12/1/2016 8/15/2016

tblConstructionPhase PhaseStartDate 11/26/2015 12/1/2015

tblConstructionPhase PhaseEndDate 1/26/2016 11/3/2015

tblConstructionPhase PhaseEndDate 11/24/2015 10/21/2015

tblConstructionPhase PhaseEndDate 11/25/2016 11/30/2016

tblConstructionPhase PhaseEndDate 8/11/2015 7/28/2015

tblConstructionPhase PhaseEndDate 3/20/2017 11/30/2016
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tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT VendorTripNumber 0.00 4.00

tblTripsAndVMT HaulingTripLength 20.00 45.00

tblTripsAndVMT HaulingTripNumber 54.00 62.00

tblProjectCharacteristics OperationalYear 2014 2016

tblTripsAndVMT HaulingTripLength 20.00 15.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 2.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 2.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 3.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00

tblOffRoadEquipment HorsePower 97.00 74.00

tblOffRoadEquipment OffRoadEquipmentUnitAmount 1.00 0.00
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0.0000 867.4797 867.4797 0.1361 0.0000 870.33750.4935 0.3910 0.8846 0.1926 0.3659 0.5585Total 2.7974 6.8863 5.3474 9.8400e-

003

0.0000 502.0268 502.0268 0.0807 0.0000 503.72170.1839 0.2476 0.4315 0.0492 0.2330 0.28212016 2.5181 3.8137 3.4013 5.8800e-
003

0.0000 365.4529 365.4529 0.0554 0.0000 366.61580.3096 0.1435 0.4531 0.1435 0.1329 0.27632015 0.2793 3.0726 1.9461 3.9600e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

2.0 Emissions Summary

2.1 Overall Construction

Unmitigated Construction

ROG NOx CO SO2 Fugitive 
PM10
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0.00 0.00 0.00 0.00 0.00 0.0035.44 0.00 19.78 43.82 0.00 15.11

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

0.0000 867.4792 867.4792 0.1361 0.0000 870.33690.3186 0.3910 0.7096 0.1082 0.3659 0.4741Total 2.7974 6.8863 5.3474 9.8400e-

003

0.0000 502.0265 502.0265 0.0807 0.0000 503.72140.1697 0.2476 0.4173 0.0457 0.2330 0.27872016 2.5181 3.8137 3.4013 5.8800e-
003

0.0000 365.4527 365.4527 0.0554 0.0000 366.61550.1488 0.1435 0.2923 0.0625 0.1329 0.19542015 0.2793 3.0726 1.9461 3.9600e-
003

Total CO2 CH4 N2O CO2e

Year tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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78

Acres of Grading (Site Preparation Phase): 0

Acres of Grading (Grading Phase): 30

Acres of Paving: 0

Residential Indoor: 687,196; Residential Outdoor: 183,252; Non-Residential Indoor: 868; Non-Residential Outdoor: 289 (Architectural 

Coating – sqft)

11 Architectural Coating Architectural Coating 8/15/2016 11/30/2016 5

10

10 Building Construction Building Construction 12/1/2015 11/30/2016 5 262

9 Dry Utility Trenching & 
Installation

Trenching 11/12/2015 11/25/2015 5

15

8 Asphalt Paving Paving 10/22/2015 11/11/2015 5 15

7 Wet Utility Trenching & 
Installation

Trenching 10/1/2015 10/21/2015 5

60

6 Grading Soil Haul Grading 8/12/2015 11/3/2015 5 60

5 Grading Grading 8/12/2015 11/3/2015 5

5

4 Site Preparation Site Preparation 8/5/2015 8/11/2015 5 5

3 Asphalt Demolition Demolition 7/29/2015 8/4/2015 5

20

2 Building Demo Debris Haul Demolition 7/15/2015 7/28/2015 5 10

End Date Num Days 
Week

Num Days Phase Description

1 Building Demolition Demolition 7/1/2015 7/28/2015 5

3.0 Construction Detail

Construction Phase

Phase 
Number

Phase Name Phase Type Start Date
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Grading Soil Haul Tractors/Loaders/Backhoes 0 8.00 97 0.37

Grading Soil Haul Rubber Tired Dozers 0 8.00 255 0.40

Grading Soil Haul Graders 0 8.00 174 0.41

Grading Soil Haul Excavators 0 8.00 162 0.38

Grading Tractors/Loaders/Backhoes 3 8.00 97 0.37

Grading Rubber Tired Dozers 1 8.00 255 0.40

Grading Graders 1 8.00 174 0.41

Grading Excavators 1 8.00 162 0.38

Site Preparation Tractors/Loaders/Backhoes 4 8.00 97 0.37

Site Preparation Rubber Tired Dozers 3 8.00 255 0.40

Asphalt Demolition Tractors/Loaders/Backhoes 1 8.00 97 0.37

Asphalt Demolition Skid Steer Loaders 1 8.00 64 0.37

Asphalt Demolition Rubber Tired Dozers 0 8.00 255 0.40

Asphalt Demolition Excavators 0 8.00 162 0.38

Asphalt Demolition Crushing/Proc. Equipment 1 8.00 415 0.78

Asphalt Demolition Concrete/Industrial Saws 0 8.00 81 0.73

Building Demo Debris Haul Rubber Tired Dozers 0 8.00 255 0.40

Building Demo Debris Haul Excavators 0 8.00 162 0.38

Building Demo Debris Haul Concrete/Industrial Saws 0 8.00 81 0.73

Building Demolition Tractors/Loaders/Backhoes 2 8.00 74 0.37

Building Demolition Tractors/Loaders/Backhoes 1 8.00 210 0.37

Building Demolition Rubber Tired Dozers 0 8.00 255 0.40

Building Demolition Excavators 2 8.00 345 0.38

Building Demolition Crushing/Proc. Equipment 1 8.00 200 0.78

Load Factor

Building Demolition Concrete/Industrial Saws 0 8.00 81 0.73

OffRoad Equipment

Phase Name Offroad Equipment Type Amount Usage Hours Horse Power
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6.90 20.00 LD_Mix HDT_Mix HHDTArchitectural Coating 1 24.00 0.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Construction 9 120.00 22.00 0.00

Dry Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Asphalt Paving 6 15.00 0.00 0.00

Wet Utility Trenching & 
Installation

1 3.00 4.00 0.00 14.70

14.70 6.90 45.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Grading Soil Haul 0 0.00 0.00 1,750.00

Grading 6 15.00 4.00 0.00 14.70

14.70 6.90 20.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Site Preparation 7 18.00 4.00 0.00

Asphalt Demolition 3 8.00 4.00 0.00 14.70

14.70 6.90 15.00 LD_Mix HDT_Mix HHDT

6.90 20.00 LD_Mix HDT_Mix HHDT

Building Demo Debris 
Haul

0 0.00 0.00 62.00

Building Demolition 6 15.00 4.00 0.00 14.70

Worker Trip 
Length

Vendor Trip 
Length

Hauling Trip 
Length

Worker Vehicle 
Class

Vendor 
Vehicle Class

Hauling 
Vehicle Class

Trips and VMT

Phase Name Offroad Equipment 
Count

Worker Trip 
Number

Vendor Trip 
Number

Hauling Trip 
Number

Architectural Coating Air Compressors 1 6.00 78 0.48

Building Construction Welders 1 8.00 46 0.45

Building Construction Tractors/Loaders/Backhoes 3 7.00 97 0.37

Building Construction Generator Sets 1 8.00 84 0.74

Building Construction Forklifts 3 8.00 89 0.20

Building Construction Cranes 1 7.00 226 0.29

Dry Utility Trenching & Installation Excavators 1 8.00 162 0.38

Asphalt Paving Rollers 2 8.00 80 0.38

Asphalt Paving Paving Equipment 2 8.00 130 0.36

Asphalt Paving Pavers 2 8.00 125 0.42

Wet Utility Trenching & Installation Excavators 1 8.00 162 0.38
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46.66340.0134 0.0000 46.4433 46.4433 0.0105 0.00005.0000e-

004

0.0143 0.0143 0.0134

46.4433 46.4433 0.0105 0.0000 46.6634

Total 0.0312 0.3711 0.1498

0.0143 0.0143 0.0134 0.0134 0.0000

Category tons/yr MT/yr

Off-Road 0.0312 0.3711 0.1498 5.0000e-
004

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

Replace Ground Cover

Water Exposed Area

Reduce Vehicle Speed on Unpaved Roads

Clean Paved Roads

3.2 Building Demolition - 2015

Unmitigated Construction On-Site

3.1 Mitigation Measures Construction
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0.0000 46.4433 46.4433 0.0105 0.0000 46.66330.0143 0.0143 0.0134 0.0134Total 0.0312 0.3711 0.1498 5.0000e-

004

0.0000 46.4433 46.4433 0.0105 0.0000 46.66330.0143 0.0143 0.0134 0.0134Off-Road 0.0312 0.3711 0.1498 5.0000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 2.3311 2.3311 9.0000e-

005

0.0000 2.33281.9000e-

003

8.0000e-

005

1.9700e-

003

5.1000e-

004

7.0000e-

005

5.8000e-

004

Total 9.7000e-

004

4.9300e-

003

0.0137 3.0000e-

005

0.0000 1.5382 1.5382 8.0000e-
005

0.0000 1.53991.6500e-
003

1.0000e-
005

1.6600e-
003

4.4000e-
004

1.0000e-
005

4.5000e-
004

Worker 5.6000e-
004

8.4000e-
004

8.7200e-
003

2.0000e-
005

0.0000 0.7928 0.7928 1.0000e-
005

0.0000 0.79302.5000e-
004

7.0000e-
005

3.1000e-
004

7.0000e-
005

6.0000e-
005

1.3000e-
004

Vendor 4.1000e-
004

4.0900e-
003

5.0000e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10
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0.0000 0.0000 0.0000 0.0000 0.0000 0.00005.8800e-

003

0.0000 5.8800e-

003

8.9000e-

004

0.0000 8.9000e-

004

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00005.8800e-
003

0.0000 5.8800e-
003

8.9000e-
004

0.0000 8.9000e-
004

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.3 Building Demo Debris Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 2.3311 2.3311 9.0000e-

005

0.0000 2.33281.7500e-

003

8.0000e-

005

1.8300e-

003

4.8000e-

004

7.0000e-

005

5.5000e-

004

Total 9.7000e-

004

4.9300e-

003

0.0137 3.0000e-

005

0.0000 1.5382 1.5382 8.0000e-
005

0.0000 1.53991.5200e-
003

1.0000e-
005

1.5300e-
003

4.1000e-
004

1.0000e-
005

4.2000e-
004

Worker 5.6000e-
004

8.4000e-
004

8.7200e-
003

2.0000e-
005

0.0000 0.7928 0.7928 1.0000e-
005

0.0000 0.79302.3000e-
004

7.0000e-
005

3.0000e-
004

7.0000e-
005

6.0000e-
005

1.3000e-
004

Vendor 4.1000e-
004

4.0900e-
003

5.0000e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 0.0000 0.0000 0.0000 0.0000 0.00002.1800e-

003

0.0000 2.1800e-

003

3.3000e-

004

0.0000 3.3000e-

004

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00002.1800e-
003

0.0000 2.1800e-
003

3.3000e-
004

0.0000 3.3000e-
004

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.5919 1.5919 1.0000e-

005

0.0000 1.59224.0000e-

004

1.2000e-

004

5.2000e-

004

1.1000e-

004

1.1000e-

004

2.2000e-

004

Total 5.6000e-

004

7.8100e-

003

6.6500e-

003

2.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 1.5919 1.5919 1.0000e-
005

0.0000 1.59224.0000e-
004

1.2000e-
004

5.2000e-
004

1.1000e-
004

1.1000e-
004

2.2000e-
004

Hauling 5.6000e-
004

7.8100e-
003

6.6500e-
003

2.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 8.5857 8.5857 7.8000e-

004

0.0000 8.60202.4600e-

003

2.4600e-

003

2.3900e-

003

2.3900e-

003

Total 6.3200e-

003

0.0597 0.0265 8.0000e-

005

0.0000 8.5857 8.5857 7.8000e-
004

0.0000 8.60202.4600e-
003

2.4600e-
003

2.3900e-
003

2.3900e-
003

Off-Road 6.3200e-
003

0.0597 0.0265 8.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.4 Asphalt Demolition - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.5919 1.5919 1.0000e-

005

0.0000 1.59223.7000e-

004

1.2000e-

004

4.9000e-

004

1.0000e-

004

1.1000e-

004

2.1000e-

004

Total 5.6000e-

004

7.8100e-

003

6.6500e-

003

2.0000e-

005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 1.5919 1.5919 1.0000e-
005

0.0000 1.59223.7000e-
004

1.2000e-
004

4.9000e-
004

1.0000e-
004

1.1000e-
004

2.1000e-
004

Hauling 5.6000e-
004

7.8100e-
003

6.6500e-
003

2.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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0.0000 8.5856 8.5856 7.8000e-

004

0.0000 8.60202.4600e-

003

2.4600e-

003

2.3900e-

003

2.3900e-

003

Total 6.3200e-

003

0.0597 0.0265 8.0000e-

005

0.0000 8.5856 8.5856 7.8000e-
004

0.0000 8.60202.4600e-
003

2.4600e-
003

2.3900e-
003

2.3900e-
003

Off-Road 6.3200e-
003

0.0597 0.0265 8.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.4033 0.4033 1.0000e-

005

0.0000 0.40362.8000e-

004

2.0000e-

005

3.0000e-

004

8.0000e-

005

2.0000e-

005

9.0000e-

005

Total 1.8000e-

004

1.1300e-

003

2.4100e-

003

0.0000

0.0000 0.2051 0.2051 1.0000e-
005

0.0000 0.20532.2000e-
004

0.0000 2.2000e-
004

6.0000e-
005

0.0000 6.0000e-
005

Worker 8.0000e-
005

1.1000e-
004

1.1600e-
003

0.0000

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

8.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 9.3253 9.3253 2.7800e-

003

0.0000 9.38370.0452 7.7200e-

003

0.0529 0.0248 7.1000e-

003

0.0319Total 0.0132 0.1422 0.1066 1.0000e-

004

0.0000 9.3253 9.3253 2.7800e-
003

0.0000 9.38377.7200e-
003

7.7200e-
003

7.1000e-
003

7.1000e-
003

Off-Road 0.0132 0.1422 0.1066 1.0000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0452 0.0000 0.0452 0.0248 0.0000 0.0248Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.5 Site Preparation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.4033 0.4033 1.0000e-

005

0.0000 0.40362.6000e-

004

2.0000e-

005

2.7000e-

004

7.0000e-

005

2.0000e-

005

9.0000e-

005

Total 1.8000e-

004

1.1300e-

003

2.4100e-

003

0.0000

0.0000 0.2051 0.2051 1.0000e-
005

0.0000 0.20532.0000e-
004

0.0000 2.0000e-
004

5.0000e-
005

0.0000 6.0000e-
005

Worker 8.0000e-
005

1.1000e-
004

1.1600e-
003

0.0000

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

7.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 9.3253 9.3253 2.7800e-

003

0.0000 9.38370.0167 7.7200e-

003

0.0245 9.2000e-

003

7.1000e-

003

0.0163Total 0.0132 0.1422 0.1066 1.0000e-

004

0.0000 9.3253 9.3253 2.7800e-
003

0.0000 9.38377.7200e-
003

7.7200e-
003

7.1000e-
003

7.1000e-
003

Off-Road 0.0132 0.1422 0.1066 1.0000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0167 0.0000 0.0167 9.2000e-
003

0.0000 9.2000e-
003

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.6597 0.6597 2.0000e-

005

0.0000 0.66025.5000e-

004

2.0000e-

005

5.8000e-

004

1.5000e-

004

2.0000e-

005

1.6000e-

004

Total 2.7000e-

004

1.2700e-

003

3.8700e-

003

1.0000e-

005

0.0000 0.4615 0.4615 2.0000e-
005

0.0000 0.46204.9000e-
004

0.0000 5.0000e-
004

1.3000e-
004

0.0000 1.3000e-
004

Worker 1.7000e-
004

2.5000e-
004

2.6200e-
003

1.0000e-
005

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

8.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 85.1579 85.1579 0.0254 0.0000 85.69180.1966 0.0699 0.2664 0.1010 0.0643 0.1653Total 0.1150 1.2125 0.8002 8.9000e-

004

0.0000 85.1579 85.1579 0.0254 0.0000 85.69180.0699 0.0699 0.0643 0.0643Off-Road 0.1150 1.2125 0.8002 8.9000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.1966 0.0000 0.1966 0.1010 0.0000 0.1010Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.6 Grading - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.6597 0.6597 2.0000e-

005

0.0000 0.66025.2000e-

004

2.0000e-

005

5.3000e-

004

1.4000e-

004

2.0000e-

005

1.6000e-

004

Total 2.7000e-

004

1.2700e-

003

3.8700e-

003

1.0000e-

005

0.0000 0.4615 0.4615 2.0000e-
005

0.0000 0.46204.6000e-
004

0.0000 4.6000e-
004

1.2000e-
004

0.0000 1.3000e-
004

Worker 1.7000e-
004

2.5000e-
004

2.6200e-
003

1.0000e-
005

0.0000 0.1982 0.1982 0.0000 0.0000 0.19826.0000e-
005

2.0000e-
005

7.0000e-
005

2.0000e-
005

2.0000e-
005

3.0000e-
005

Vendor 1.0000e-
004

1.0200e-
003

1.2500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 85.1578 85.1578 0.0254 0.0000 85.69170.0728 0.0699 0.1427 0.0374 0.0643 0.1017Total 0.1150 1.2125 0.8002 8.9000e-

004

0.0000 85.1578 85.1578 0.0254 0.0000 85.69170.0699 0.0699 0.0643 0.0643Off-Road 0.1150 1.2125 0.8002 8.9000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0728 0.0000 0.0728 0.0374 0.0000 0.0374Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 6.9931 6.9931 2.6000e-

004

0.0000 6.99855.6800e-

003

2.4000e-

004

5.9200e-

003

1.5200e-

003

2.1000e-

004

1.7400e-

003

Total 2.9200e-

003

0.0148 0.0412 9.0000e-

005

0.0000 4.6147 4.6147 2.4000e-
004

0.0000 4.61964.9400e-
003

4.0000e-
005

4.9800e-
003

1.3100e-
003

3.0000e-
005

1.3500e-
003

Worker 1.6900e-
003

2.5200e-
003

0.0262 6.0000e-
005

0.0000 2.3785 2.3785 2.0000e-
005

0.0000 2.37897.4000e-
004

2.0000e-
004

9.4000e-
004

2.1000e-
004

1.8000e-
004

3.9000e-
004

Vendor 1.2300e-
003

0.0123 0.0150 3.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 0.0000 0.0000 0.0000 0.0000 0.00007.9000e-

004

0.0000 7.9000e-

004

1.2000e-

004

0.0000 1.2000e-

004

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00007.9000e-
004

0.0000 7.9000e-
004

1.2000e-
004

0.0000 1.2000e-
004

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.7 Grading Soil Haul - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 6.9931 6.9931 2.6000e-

004

0.0000 6.99855.2400e-

003

2.4000e-

004

5.4800e-

003

1.4200e-

003

2.1000e-

004

1.6300e-

003

Total 2.9200e-

003

0.0148 0.0412 9.0000e-

005

0.0000 4.6147 4.6147 2.4000e-
004

0.0000 4.61964.5500e-
003

4.0000e-
005

4.5900e-
003

1.2200e-
003

3.0000e-
005

1.2500e-
003

Worker 1.6900e-
003

2.5200e-
003

0.0262 6.0000e-
005

0.0000 2.3785 2.3785 2.0000e-
005

0.0000 2.37896.9000e-
004

2.0000e-
004

8.9000e-
004

2.0000e-
004

1.8000e-
004

3.8000e-
004

Vendor 1.2300e-
003

0.0123 0.0150 3.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 0.0000 0.0000 0.0000 0.0000 0.00002.9000e-

004

0.0000 2.9000e-

004

4.0000e-

005

0.0000 4.0000e-

005

Total 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Off-Road 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00002.9000e-
004

0.0000 2.9000e-
004

4.0000e-
005

0.0000 4.0000e-
005

Fugitive Dust

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 131.9866 131.9866 9.9000e-

004

0.0000 132.00750.0337 0.0101 0.0439 9.2500e-

003

9.3000e-

003

0.0186Total 0.0317 0.6226 0.2976 1.4300e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 131.9866 131.9866 9.9000e-
004

0.0000 132.00750.0337 0.0101 0.0439 9.2500e-
003

9.3000e-
003

0.0186Hauling 0.0317 0.6226 0.2976 1.4300e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 3.7799 3.7799 1.1300e-

003

0.0000 3.80361.8000e-

003

1.8000e-

003

1.6600e-

003

1.6600e-

003

Total 3.1200e-

003

0.0365 0.0258 4.0000e-

005

0.0000 3.7799 3.7799 1.1300e-
003

0.0000 3.80361.8000e-
003

1.8000e-
003

1.6600e-
003

1.6600e-
003

Off-Road 3.1200e-
003

0.0365 0.0258 4.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.8 Wet Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 131.9866 131.9866 9.9000e-

004

0.0000 132.00750.0314 0.0101 0.0416 8.6900e-

003

9.3000e-

003

0.0180Total 0.0317 0.6226 0.2976 1.4300e-

003

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Worker 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 131.9866 131.9866 9.9000e-
004

0.0000 132.00750.0314 0.0101 0.0416 8.6900e-
003

9.3000e-
003

0.0180Hauling 0.0317 0.6226 0.2976 1.4300e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 3.7799 3.7799 1.1300e-

003

0.0000 3.80361.8000e-

003

1.8000e-

003

1.6600e-

003

1.6600e-

003

Total 3.1200e-

003

0.0365 0.0258 4.0000e-

005

0.0000 3.7799 3.7799 1.1300e-
003

0.0000 3.80361.8000e-
003

1.8000e-
003

1.6600e-
003

1.6600e-
003

Off-Road 3.1200e-
003

0.0365 0.0258 4.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.8254 0.8254 1.0000e-

005

0.0000 0.82574.3000e-

004

5.0000e-

005

4.8000e-

004

1.2000e-

004

5.0000e-

005

1.7000e-

004

Total 3.9000e-

004

3.2000e-

003

5.0600e-

003

1.0000e-

005

0.0000 0.2307 0.2307 1.0000e-
005

0.0000 0.23102.5000e-
004

0.0000 2.5000e-
004

7.0000e-
005

0.0000 7.0000e-
005

Worker 8.0000e-
005

1.3000e-
004

1.3100e-
003

0.0000

0.0000 0.5946 0.5946 0.0000 0.0000 0.59471.8000e-
004

5.0000e-
005

2.3000e-
004

5.0000e-
005

5.0000e-
005

1.0000e-
004

Vendor 3.1000e-
004

3.0700e-
003

3.7500e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 15.9204 15.9204 4.7500e-

003

0.0000 16.02020.0106 0.0106 9.7600e-

003

9.7600e-

003

Total 0.0209 0.1888 0.1123 1.7000e-

004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 3.5400e-
003

0.0000 15.9204 15.9204 4.7500e-
003

0.0000 16.02020.0106 0.0106 9.7600e-
003

9.7600e-
003

Off-Road 0.0174 0.1888 0.1123 1.7000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.9 Asphalt Paving - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.8254 0.8254 1.0000e-

005

0.0000 0.82574.0000e-

004

5.0000e-

005

4.5000e-

004

1.1000e-

004

5.0000e-

005

1.6000e-

004

Total 3.9000e-

004

3.2000e-

003

5.0600e-

003

1.0000e-

005

0.0000 0.2307 0.2307 1.0000e-
005

0.0000 0.23102.3000e-
004

0.0000 2.3000e-
004

6.0000e-
005

0.0000 6.0000e-
005

Worker 8.0000e-
005

1.3000e-
004

1.3100e-
003

0.0000

0.0000 0.5946 0.5946 0.0000 0.0000 0.59471.7000e-
004

5.0000e-
005

2.2000e-
004

5.0000e-
005

5.0000e-
005

1.0000e-
004

Vendor 3.1000e-
004

3.0700e-
003

3.7500e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 15.9204 15.9204 4.7500e-

003

0.0000 16.02020.0106 0.0106 9.7600e-

003

9.7600e-

003

Total 0.0209 0.1888 0.1123 1.7000e-

004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Paving 3.5400e-
003

0.0000 15.9204 15.9204 4.7500e-
003

0.0000 16.02020.0106 0.0106 9.7600e-
003

9.7600e-
003

Off-Road 0.0174 0.1888 0.1123 1.7000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.1537 1.1537 6.0000e-

005

0.0000 1.15491.2400e-

003

1.0000e-

005

1.2400e-

003

3.3000e-

004

1.0000e-

005

3.4000e-

004

Total 4.2000e-

004

6.3000e-

004

6.5400e-

003

1.0000e-

005

0.0000 1.1537 1.1537 6.0000e-
005

0.0000 1.15491.2400e-
003

1.0000e-
005

1.2400e-
003

3.3000e-
004

1.0000e-
005

3.4000e-
004

Worker 4.2000e-
004

6.3000e-
004

6.5400e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-253



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 2.5200 2.5200 7.5000e-

004

0.0000 2.53581.2000e-

003

1.2000e-

003

1.1000e-

003

1.1000e-

003

Total 2.0800e-

003

0.0243 0.0172 3.0000e-

005

0.0000 2.5200 2.5200 7.5000e-
004

0.0000 2.53581.2000e-
003

1.2000e-
003

1.1000e-
003

1.1000e-
003

Off-Road 2.0800e-
003

0.0243 0.0172 3.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.10 Dry Utility Trenching & Installation - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 1.1537 1.1537 6.0000e-

005

0.0000 1.15491.1400e-

003

1.0000e-

005

1.1500e-

003

3.0000e-

004

1.0000e-

005

3.1000e-

004

Total 4.2000e-

004

6.3000e-

004

6.5400e-

003

1.0000e-

005

0.0000 1.1537 1.1537 6.0000e-
005

0.0000 1.15491.1400e-
003

1.0000e-
005

1.1500e-
003

3.0000e-
004

1.0000e-
005

3.1000e-
004

Worker 4.2000e-
004

6.3000e-
004

6.5400e-
003

1.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-254



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 2.5200 2.5200 7.5000e-

004

0.0000 2.53581.2000e-

003

1.2000e-

003

1.1000e-

003

1.1000e-

003

Total 2.0800e-

003

0.0243 0.0172 3.0000e-

005

0.0000 2.5200 2.5200 7.5000e-
004

0.0000 2.53581.2000e-
003

1.2000e-
003

1.1000e-
003

1.1000e-
003

Off-Road 2.0800e-
003

0.0243 0.0172 3.0000e-
005

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.5502 0.5502 1.0000e-

005

0.0000 0.55052.8000e-

004

3.0000e-

005

3.3000e-

004

8.0000e-

005

3.0000e-

005

1.1000e-

004

Total 2.7000e-

004

2.1200e-

003

3.3700e-

003

0.0000

0.0000 0.1538 0.1538 1.0000e-
005

0.0000 0.15401.6000e-
004

0.0000 1.7000e-
004

4.0000e-
005

0.0000 4.0000e-
005

Worker 6.0000e-
005

8.0000e-
005

8.7000e-
004

0.0000

0.0000 0.3964 0.3964 0.0000 0.0000 0.39651.2000e-
004

3.0000e-
005

1.6000e-
004

4.0000e-
005

3.0000e-
005

7.0000e-
005

Vendor 2.1000e-
004

2.0400e-
003

2.5000e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 28.0594 28.0594 7.0400e-

003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Total 0.0421 0.3453 0.2156 3.1000e-

004

0.0000 28.0594 28.0594 7.0400e-
003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Off-Road 0.0421 0.3453 0.2156 3.1000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2015

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 0.5502 0.5502 1.0000e-

005

0.0000 0.55052.7000e-

004

3.0000e-

005

3.0000e-

004

7.0000e-

005

3.0000e-

005

1.0000e-

004

Total 2.7000e-

004

2.1200e-

003

3.3700e-

003

0.0000

0.0000 0.1538 0.1538 1.0000e-
005

0.0000 0.15401.5000e-
004

0.0000 1.5000e-
004

4.0000e-
005

0.0000 4.0000e-
005

Worker 6.0000e-
005

8.0000e-
005

8.7000e-
004

0.0000

0.0000 0.3964 0.3964 0.0000 0.0000 0.39651.2000e-
004

3.0000e-
005

1.5000e-
004

3.0000e-
005

3.0000e-
005

6.0000e-
005

Vendor 2.1000e-
004

2.0400e-
003

2.5000e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-256



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 28.0593 28.0593 7.0400e-

003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Total 0.0421 0.3453 0.2156 3.1000e-

004

0.0000 28.0593 28.0593 7.0400e-
003

0.0000 28.20720.0243 0.0243 0.0229 0.0229Off-Road 0.0421 0.3453 0.2156 3.1000e-
004

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 19.1663 19.1663 7.6000e-

004

0.0000 19.18230.0167 5.3000e-

004

0.0172 4.4600e-

003

4.9000e-

004

4.9600e-

003

Total 7.8000e-

003

0.0336 0.1119 2.3000e-

004

0.0000 14.1517 14.1517 7.2000e-
004

0.0000 14.16690.0152 1.1000e-
004

0.0153 4.0200e-
003

1.0000e-
004

4.1300e-
003

Worker 5.2000e-
003

7.7200e-
003

0.0803 1.8000e-
004

0.0000 5.0146 5.0146 4.0000e-
005

0.0000 5.01541.5600e-
003

4.2000e-
004

1.9800e-
003

4.4000e-
004

3.9000e-
004

8.3000e-
004

Vendor 2.6000e-
003

0.0259 0.0316 5.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-257



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 289.3735 289.3735 0.0718 0.0000 290.88070.2351 0.2351 0.2209 0.2209Total 0.4070 3.4065 2.2115 3.2000e-

003

0.0000 289.3735 289.3735 0.0718 0.0000 290.88070.2351 0.2351 0.2209 0.2209Off-Road 0.4070 3.4065 2.2115 3.2000e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.11 Building Construction - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 19.1663 19.1663 7.6000e-

004

0.0000 19.18230.0154 5.3000e-

004

0.0160 4.1500e-

003

4.9000e-

004

4.6400e-

003

Total 7.8000e-

003

0.0336 0.1119 2.3000e-

004

0.0000 14.1517 14.1517 7.2000e-
004

0.0000 14.16690.0140 1.1000e-
004

0.0141 3.7300e-
003

1.0000e-
004

3.8400e-
003

Worker 5.2000e-
003

7.7200e-
003

0.0803 1.8000e-
004

0.0000 5.0146 5.0146 4.0000e-
005

0.0000 5.01541.4600e-
003

4.2000e-
004

1.8700e-
003

4.2000e-
004

3.9000e-
004

8.0000e-
004

Vendor 2.6000e-
003

0.0259 0.0316 5.0000e-
005

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-258



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 289.3732 289.3732 0.0718 0.0000 290.88040.2351 0.2351 0.2209 0.2209Total 0.4070 3.4065 2.2115 3.2000e-

003

0.0000 289.3732 289.3732 0.0718 0.0000 290.88040.2351 0.2351 0.2209 0.2209Off-Road 0.4070 3.4065 2.2115 3.2000e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 193.4337 193.4337 7.3100e-

003

0.0000 193.58730.1736 4.7400e-

003

0.1783 0.0464 4.3600e-

003

0.0508Total 0.0736 0.3099 1.0668 2.4400e-

003

0.0000 141.8963 141.8963 6.9400e-
003

0.0000 142.04210.1574 1.1200e-
003

0.1585 0.0418 1.0300e-
003

0.0428Worker 0.0490 0.0726 0.7569 1.8700e-
003

0.0000 51.5374 51.5374 3.7000e-
004

0.0000 51.54520.0162 3.6200e-
003

0.0198 4.6200e-
003

3.3300e-
003

7.9500e-
003

Vendor 0.0246 0.2373 0.3100 5.7000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-259



Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 9.9577 9.9577 1.1700e-

003

0.0000 9.98237.6700e-

003

7.6700e-

003

7.6700e-

003

7.6700e-

003

Total 2.0343 0.0925 0.0735 1.2000e-

004

0.0000 9.9577 9.9577 1.1700e-
003

0.0000 9.98237.6700e-
003

7.6700e-
003

7.6700e-
003

7.6700e-
003

Off-Road 0.0144 0.0925 0.0735 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 2.0199

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

3.12 Architectural Coating - 2016

Unmitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 193.4337 193.4337 7.3100e-

003

0.0000 193.58730.1603 4.7400e-

003

0.1650 0.0432 4.3600e-

003

0.0475Total 0.0736 0.3099 1.0668 2.4400e-

003

0.0000 141.8963 141.8963 6.9400e-
003

0.0000 142.04210.1451 1.1200e-
003

0.1463 0.0388 1.0300e-
003

0.0398Worker 0.0490 0.0726 0.7569 1.8700e-
003

0.0000 51.5374 51.5374 3.7000e-
004

0.0000 51.54520.0151 3.6200e-
003

0.0188 4.3600e-
003

3.3300e-
003

7.6900e-
003

Vendor 0.0246 0.2373 0.3100 5.7000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 9.9577 9.9577 1.1700e-

003

0.0000 9.98237.6700e-

003

7.6700e-

003

7.6700e-

003

7.6700e-

003

Total 2.0343 0.0925 0.0735 1.2000e-

004

0.0000 9.9577 9.9577 1.1700e-
003

0.0000 9.98237.6700e-
003

7.6700e-
003

7.6700e-
003

7.6700e-
003

Off-Road 0.0144 0.0925 0.0735 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Archit. Coating 2.0199

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction On-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 9.2619 9.2619 4.5000e-

004

0.0000 9.27140.0103 7.0000e-

005

0.0104 2.7300e-

003

7.0000e-

005

2.8000e-

003

Total 3.2000e-

003

4.7400e-

003

0.0494 1.2000e-

004

0.0000 9.2619 9.2619 4.5000e-
004

0.0000 9.27140.0103 7.0000e-
005

0.0104 2.7300e-
003

7.0000e-
005

2.8000e-
003

Worker 3.2000e-
003

4.7400e-
003

0.0494 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Annual

0.0000 9.2619 9.2619 4.5000e-

004

0.0000 9.27149.4700e-

003

7.0000e-

005

9.5500e-

003

2.5300e-

003

7.0000e-

005

2.6000e-

003

Total 3.2000e-

003

4.7400e-

003

0.0494 1.2000e-

004

0.0000 9.2619 9.2619 4.5000e-
004

0.0000 9.27149.4700e-
003

7.0000e-
005

9.5500e-
003

2.5300e-
003

7.0000e-
005

2.6000e-
003

Worker 3.2000e-
003

4.7400e-
003

0.0494 1.2000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Vendor 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000 0.0000 0.0000Hauling 0.0000 0.0000 0.0000 0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Construction Off-Site

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-262



0.00 0.00 0.00 0.00 0.00

0.00 0.00

Wet Utility Trenching & Installation 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Site Preparation 0.00 0.00 0.00 0.00

0.00 0.00

Grading Soil Haul 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Grading 0.00 0.00 0.00 0.00

0.00 0.00

Dry Utility Trenching & Installation 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Building Demolition 0.00 0.00 0.00 0.00

0.00 0.00

Building Demo Debris Haul 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Building Construction 0.00 0.00 0.00 0.00

0.00 0.00

Asphalt Paving 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00

Asphalt Demolition 0.00 0.00 0.00 0.00

CO2e
Percent Reduction

Architectural Coating 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Exhaust 
PM2.5 Bio- CO2

NBio- 
CO2 Total CO2 CH4 N2OPhase ROG NOx CO SO2

Exhaust 
PM10

CalEEMod Version: CalEEMod.2013.2.2

Date: 1/23/2015 4:15 PM

Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Mitigation Report

Construction Mitigation Summary
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Mitigation Report

0.00

Welders Diesel No Change 0 1 No Change 0.00

Tractors/Loaders/Backhoes Diesel No Change 0 14 No Change

0.00

Skid Steer Loaders Diesel No Change 0 1 No Change 0.00

Rubber Tired Dozers Diesel No Change 0 4 No Change

0.00

Rollers Diesel No Change 0 2 No Change 0.00

Paving Equipment Diesel No Change 0 2 No Change

0.00

Pavers Diesel No Change 0 2 No Change 0.00

Graders Diesel No Change 0 1 No Change

0.00

Generator Sets Diesel No Change 0 1 No Change 0.00

Forklifts Diesel No Change 0 3 No Change

0.00

Excavators Diesel No Change 0 5 No Change 0.00

Crushing/Proc. Equipment Diesel No Change 0 2 No Change

0.00

Cranes Diesel No Change 0 1 No Change 0.00

Concrete/Industrial Saws Diesel No Change 0 0 No Change

Oxidation Catalyst

Air Compressors Diesel No Change 0 1 No Change 0.00

Equipment Type Fuel Type Tier Number Mitigated Total Number of Equipment DPF

OFFROAD Equipment Mitigation
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Mitigation Report

2.46569E+001 6.05000E-003 0.00000E+000 2.47839E+001

1.43297E+002

Welders 7.43900E-002 2.36810E-001 2.58720E-001 3.30000E-004 1.87800E-002 1.87800E-002 0.00000E+000 2.46569E+001

1.10850E-001 0.00000E+000 1.42399E+002 1.42399E+002 4.28000E-002 0.00000E+000

4.84580E-001 1.40000E-004 0.00000E+000 4.87620E-001

Tractors/Loaders/B
ackhoes

1.64620E-001 1.59439E+000 1.13449E+000 1.50000E-003 1.20490E-001

3.19710E+001

Skid Steer Loaders 3.10000E-004 3.98000E-003 3.48000E-003 1.00000E-005 2.30000E-004 2.10000E-004 0.00000E+000 4.84580E-001

2.31600E-002 0.00000E+000 3.17718E+001 3.17718E+001 9.49000E-003 0.00000E+000

3.74653E+000 1.12000E-003 0.00000E+000 3.77002E+000

Rubber Tired 
Dozers

4.77400E-002 5.39510E-001 4.11620E-001 3.30000E-004 2.51700E-002

5.76304E+000

Rollers 5.50000E-003 5.04400E-002 3.06300E-002 4.00000E-005 3.76000E-003 3.46000E-003 0.00000E+000 3.74653E+000

2.76000E-003 0.00000E+000 5.72713E+000 5.72713E+000 1.71000E-003 0.00000E+000

6.44674E+000 1.92000E-003 0.00000E+000 6.48715E+000

Paving Equipment 5.09000E-003 6.14800E-002 3.84300E-002 6.00000E-005 3.00000E-003

1.79945E+001

Pavers 6.80000E-003 7.69000E-002 4.32700E-002 7.00000E-005 3.85000E-003 3.54000E-003 0.00000E+000 6.44674E+000

1.68700E-002 0.00000E+000 1.78824E+001 1.78824E+001 5.34000E-003 0.00000E+000

7.40422E+001 6.84000E-003 0.00000E+000 7.41859E+001

Graders 3.18600E-002 3.26030E-001 1.49420E-001 1.90000E-004 1.83300E-002

5.69981E+001

Generator Sets 8.45900E-002 6.37880E-001 4.98590E-001 8.60000E-004 4.48600E-002 4.48600E-002 0.00000E+000 7.40422E+001

5.94000E-002 0.00000E+000 5.66396E+001 5.66396E+001 1.70700E-002 0.00000E+000

4.28096E+001 1.27800E-002 0.00000E+000 4.30780E+001

Forklifts 8.96800E-002 7.71750E-001 4.96800E-001 6.00000E-004 6.45600E-002

2.15696E+001

Excavators 2.84300E-002 3.55380E-001 2.07050E-001 4.50000E-004 1.50200E-002 1.38200E-002 0.00000E+000 4.28096E+001

4.77000E-003 0.00000E+000 2.15431E+001 2.15431E+001 1.26000E-003 0.00000E+000

6.10161E+001 1.83900E-002 0.00000E+000 6.14022E+001

Crushing/Proc. 
Equipment

1.56200E-002 1.51740E-001 4.99400E-002 2.40000E-004 4.77000E-003

0.00000E+000

Cranes 8.27600E-002 9.80730E-001 3.42960E-001 6.50000E-004 4.45300E-002 4.09600E-002 0.00000E+000 6.10161E+001

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000Concrete/Industrial 
Saws

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 9.95769E+000 9.95769E+000 1.17000E-003 0.00000E+000 9.98234E+000

CO2e
Unmitigated tons/yr Unmitigated mt/yr

Air Compressors 1.43700E-002 9.25200E-002 7.34700E-002 1.20000E-004 7.67000E-003 7.67000E-003

Exhaust PM2.5 Bio- CO2 NBio- CO2 Total CO2 CH4 N2OEquipment Type ROG NOx CO SO2 Exhaust PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Mitigation Report

2.46569E+001 6.05000E-003 0.00000E+000 2.47839E+001

1.43297E+002

Welders 7.43900E-002 2.36810E-001 2.58720E-001 3.30000E-004 1.87800E-002 1.87800E-002 0.00000E+000 2.46569E+001

1.10850E-001 0.00000E+000 1.42398E+002 1.42398E+002 4.28000E-002 0.00000E+000

4.84580E-001 1.40000E-004 0.00000E+000 4.87620E-001

Tractors/Loaders/Bac
khoes

1.64620E-001 1.59439E+000 1.13449E+000 1.50000E-003 1.20490E-001

3.19710E+001

Skid Steer Loaders 3.10000E-004 3.98000E-003 3.48000E-003 1.00000E-005 2.30000E-004 2.10000E-004 0.00000E+000 4.84580E-001

2.31600E-002 0.00000E+000 3.17718E+001 3.17718E+001 9.49000E-003 0.00000E+000

3.74653E+000 1.12000E-003 0.00000E+000 3.77002E+000

Rubber Tired Dozers 4.77400E-002 5.39510E-001 4.11620E-001 3.30000E-004 2.51700E-002

5.76303E+000

Rollers 5.50000E-003 5.04400E-002 3.06300E-002 4.00000E-005 3.76000E-003 3.46000E-003 0.00000E+000 3.74653E+000

2.76000E-003 0.00000E+000 5.72712E+000 5.72712E+000 1.71000E-003 0.00000E+000

6.44673E+000 1.92000E-003 0.00000E+000 6.48714E+000

Paving Equipment 5.09000E-003 6.14800E-002 3.84300E-002 6.00000E-005 3.00000E-003

1.79945E+001

Pavers 6.80000E-003 7.69000E-002 4.32700E-002 7.00000E-005 3.85000E-003 3.54000E-003 0.00000E+000 6.44673E+000

1.68700E-002 0.00000E+000 1.78824E+001 1.78824E+001 5.34000E-003 0.00000E+000

7.40421E+001 6.84000E-003 0.00000E+000 7.41858E+001

Graders 3.18600E-002 3.26030E-001 1.49420E-001 1.90000E-004 1.83300E-002

5.69980E+001

Generator Sets 8.45900E-002 6.37880E-001 4.98590E-001 8.60000E-004 4.48600E-002 4.48600E-002 0.00000E+000 7.40421E+001

5.94000E-002 0.00000E+000 5.66395E+001 5.66395E+001 1.70700E-002 0.00000E+000

4.28095E+001 1.27800E-002 0.00000E+000 4.30779E+001

Forklifts 8.96800E-002 7.71750E-001 4.96800E-001 6.00000E-004 6.45600E-002

2.15696E+001

Excavators 2.84300E-002 3.55380E-001 2.07050E-001 4.50000E-004 1.50200E-002 1.38200E-002 0.00000E+000 4.28095E+001

4.77000E-003 0.00000E+000 2.15431E+001 2.15431E+001 1.26000E-003 0.00000E+000

6.10160E+001 1.83900E-002 0.00000E+000 6.14022E+001

Crushing/Proc. 
Equipment

1.56200E-002 1.51740E-001 4.99400E-002 2.40000E-004 4.77000E-003

0.00000E+000

Cranes 8.27600E-002 9.80730E-001 3.42960E-001 6.50000E-004 4.45300E-002 4.09600E-002 0.00000E+000 6.10160E+001

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000Concrete/Industrial 
Saws

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 9.95768E+000 9.95768E+000 1.17000E-003 0.00000E+000 9.98233E+000

CO2e
Mitigated tons/yr Mitigated mt/yr

Air Compressors 1.43700E-002 9.25200E-002 7.34700E-002 1.20000E-004 7.67000E-003 7.67000E-003

Exhaust PM2.5 Bio- CO2 NBio- CO2 Total CO2 CH4 N2OEquipment Type ROG NOx CO SO2 Exhaust PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Mitigation Report

1.21670E-006 1.21670E-006 0.00000E+000 0.00000E+000 1.21046E-006

0.00000E+000 1.18634E-006

Welders 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.19383E-006 1.19383E-006 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

Tractors/Loaders/Bac
khoes

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.25113E-006

Skid Steer Loaders 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.25898E-006 1.25898E-006 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

Rubber Tired Dozers 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.73520E-006

Rollers 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.74608E-006 1.74608E-006 0.00000E+000

1.55117E-006 1.55117E-006 0.00000E+000 0.00000E+000 1.54151E-006

Paving Equipment 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.11145E-006

Pavers 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.11842E-006 1.11842E-006 0.00000E+000

1.21552E-006 1.21552E-006 0.00000E+000 0.00000E+000 1.21317E-006

Graders 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 1.22811E-006

Generator Sets 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.23588E-006 1.23588E-006 0.00000E+000

1.16796E-006 1.16796E-006 0.00000E+000 0.00000E+000 1.16069E-006

Forklifts 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 9.27231E-007

Excavators 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 1.39256E-006 1.39256E-006 0.00000E+000

1.14724E-006 1.14724E-006 0.00000E+000 0.00000E+000 1.30288E-006

Crushing/Proc. 
Equipment

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000

Cranes 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

1.00425E-006 1.00425E-006 0.00000E+000 0.00000E+000 1.00177E-006

Concrete/Industrial 
Saws

0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

CO2e
Percent Reduction

Air Compressors 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000 0.00000E+000

Exhaust PM2.5 Bio- CO2 NBio- CO2 Total CO2 CH4 N2OEquipment Type ROG NOx CO SO2 Exhaust PM10
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Mitigation Report

Yes Clean Paved Road % PM Reduction 9.00

No Unpaved Road Mitigation Moisture 
Content %

0.00 Vehicle Speed 
(mph)

15.00

Yes Water Exposed Area PM10 Reduction 61.00 PM2.5 
Reduction

61.00 Frequency (per 
day)

3.00

0.00

Yes Replace Ground Cover of Area 
Disturbed

PM10 Reduction 5.00 PM2.5 
Reduction

5.00

Mitigation InputYes/No Mitigation Measure Mitigation Input Mitigation Input

No Soil Stabilizer for unpaved 
Roads

PM10 Reduction 0.00 PM2.5 
Reduction

Fugitive Dust Mitigation
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Costa Mesa 17th Street Live-Work Project (Construction with Mitigation)

Orange County, Mitigation Report

0.00 0.00

Wet Utility Trenching & Installation Roads 0.00 0.00 0.00 0.00 0.07 0.08

Wet Utility Trenching & Installation Fugitive Dust 0.00 0.00 0.00 0.00

0.63 0.63

Site Preparation Roads 0.00 0.00 0.00 0.00 0.05 0.07

Site Preparation Fugitive Dust 0.05 0.02 0.02 0.01

0.63 0.67

Grading Soil Haul Roads 0.03 0.01 0.03 0.01 0.07 0.06

Grading Soil Haul Fugitive Dust 0.00 0.00 0.00 0.00

0.63 0.63

Grading Roads 0.01 0.00 0.01 0.00 0.08 0.07

Grading Fugitive Dust 0.20 0.10 0.07 0.04

0.00 0.00

Dry Utility Trenching & Installation Roads 0.00 0.00 0.00 0.00 0.04 0.13

Dry Utility Trenching & Installation Fugitive Dust 0.00 0.00 0.00 0.00

0.00 0.00

Building Demolition Roads 0.00 0.00 0.00 0.00 0.08 0.06

Building Demolition Fugitive Dust 0.00 0.00 0.00 0.00

0.63 0.63

Building Demo Debris Haul Roads 0.00 0.00 0.00 0.00 0.08 0.09

Building Demo Debris Haul Fugitive Dust 0.01 0.00 0.00 0.00

0.00 0.00

Building Construction Roads 0.19 0.05 0.18 0.05 0.08 0.07

Building Construction Fugitive Dust 0.00 0.00 0.00 0.00

0.00 0.00

Asphalt Paving Roads 0.00 0.00 0.00 0.00 0.08 0.09

Asphalt Paving Fugitive Dust 0.00 0.00 0.00 0.00

0.00 0.00

Asphalt Demolition Roads 0.00 0.00 0.00 0.00 0.07 0.13

Asphalt Demolition Fugitive Dust 0.00 0.00 0.00 0.00

0.00

Architectural Coating Roads 0.01 0.00 0.01 0.00 0.08 0.07

PM2.5 PM10 PM2.5
Architectural Coating Fugitive Dust 0.00 0.00 0.00 0.00 0.00

Unmitigated Mitigated Percent Reduction

Phase Source PM10 PM2.5 PM10
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CalEEMod Project Characteristics Inputs (Operation - Existing)

Name: Costa Mesa 17th Street Live-Work Project

Project Location: W 17th Street & Pomona Avenue

Project Location: Orange County

Climate Zone: 8

Land Use Setting: Urban

Operational Year: 2016

Utility Company: Southern California Edison

SRA: 18

General Info

Total Project Site Area 9.01 acres

CalEEMod Land Use Inputs
Land Use Land Use Type Land Use Subtype Unit Amount Size Metric Lot Acreage Square Feet

General Industrial/Manufacturing Industrial Manufacturing 143.572 1000 sqft 5.09 143,572

Car Dealership Retail Automobile Care Center 9.6 1000 sqft 0.34 9,600

Surface Parking Lot Parking Parking Lot 3.58 Acre 3.58 155,945

9.01

Trip Generation:

Total: 598 Average Daily Trips (ADT)

General Industrial/Manufacturing

Trip Generation* 561 ADT

Weekday Trip Rate 3.90 trips/ksf

Saturday Trip Rate 1.52 trips/ksf

Sunday Trip Rate 0.63 trips/ksf

Car Dealership

Trip Generation* 37 ADT

Weekday Trip Rate 3.90 trips/ksf

Saturday Trip Rate 3.59 trips/ksf

Sunday Trip Rate 1.65 trips/ksf

Land Use Calculated Weekday Trip Rate ITE Weekday Trip Rate**

Adjusted 

Saturday Trip 

Rate

ITE Saturday Trip 

Rate**

Adjusted 

Sunday Trip 

Rate

ITE Sunday Trip 

Rate**

Manufacturing 3.90 3.82 1.52 1.49 0.63 0.62

Automobile Sales 3.90 32.30 3.59 29.74 1.65 13.62

** ITE Trip Generation Manual 9th Edition
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Solid Waste

General Industrial/Manufacturing* 5 pounds/1000sf/day

718 pounds/day

0.35893 tons/day

131 tons/year

66 tons/year (only 50% BSF is occupied)

Commercial** 5 pounds/1000sf/day

48 pounds/day

0.024 tons/day

9 tons/year

*CalRecycle 2013. Waste Characterization - Industrial Sector: Estimated Solid Waste Generation and Disposal Rates.

**CalRecycle 2013. Waste Characterization - Commercial Sector: Estimated Solid Waste Generation and Disposal Rates.

Water and Wastewater

Total Water Demand: 

General Industrial/Manufacturing* 45,512 gallons/day

16,611,880 gallons/year 

Commercial** 2,112 gallons/day

770,880 gallons/year

Indoor:

General Industrial/Manufacturing* 45,512 gallons/1000sf/year

16,611,880 gallons/year 

Commercial** 1,949 gallons/1000sf/year

711,385 gallons/year

Outdoor:

General Industrial/Manufacturing*** 0 gallons/year

Commercial* 59,495 gallons/year

Septic Tank 0%

Aerobic 100%

Facultative Lagoons 0%

*CalEEMod Appendix D

**Recent City IS/MNDs.

***General Industrial/Manufacturing has no outdoor water use (CalEEMod Appendix D). 

Historical Data Enabled

All existing buildings are assumed to meet the 2005 Building Energy Efficiency Standards.
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Changes to CalEEMod Defaults - Fleet Mix 2016 (Existing)

Default LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

FleetMix 0.511766 0.05739 0.191335 0.154102 0.040813 0.005872 0.014592 0.013169 0.001415 0.002132 0.00468 0.000514 0.00222 100.0%

Percent 77% 15% 8% 100%

Proportion 0.668826 0.075003 0.250055 1.000000 0.505568 0.072739 0.180757 0.163130 0.017528 0.026410 0.006116 0.006367 0.027500

Assumed Mix 97% 2% 1% 100.0%

adjusted with 

Assumed 0.648761 0.072753 0.242554 0.020000 0.005056 0.000727 0.001808 0.001631 0.000175 0.000264 0.005933 0.000064 0.000275 100.0%

Trips

Calibrated so 

no 

motorhomes,  

HHDT or 

busing. 0.648761 0.072753 0.242554 0.020000 0.005056 0.000727 0.001808 0.000000 0.000000 0.000000 0.005933 0.000000 0.000000 99.8%

Modified 0.650328 0.072928 0.243139 0.020048 0.005068 0.000729 0.001812 0.000000 0.000000 0.000000 0.005947 0.000000 0.000000 100.0%

Trips

Assumes no heavy-heavy duty trucks, motor homes, buses.

A-272



CalEEMod Project Characteristics Inputs (Operation - Project)

Name: Costa Mesa 17th Street Live-Work Project

Project Location: W 17th Street & Pomona Avenue

Project Location: Orange County

Climate Zone: 8

Land Use Setting: Urban

Operational Year: 2016

Utility Company: Southern California Edison

SRA: 18

General Info

Total Project Site Area 9.01 acres

Live-Work 89 DU 3.46 acres

Residential Lofts 46 DU 3.51 acres

Detached Live-Work 42 DU 1.95 acres

Total Units 177 DU (Inclusive of Pavement, Hardscape, and Landscaping)

Office Portion of Live-Work Units 36,067 SF

Number of Residents 483

Building Square Footage 

Floor Plans Amount (Units)

Building Square Feet (BSF) Per 

Unit Total BSF Office SF Per Unit Total Office SF Acres

Unit A1 33 1,927 63,591 290 9,570

Unit A2 25 1,872 46,800 263 6,575

Unit A3 31 1,975 61,225 291 9,021

89 171,616 25,166 1.86

Unit C1 14 1,870 26,180 257 3,598

Unit C2 17 1,856 31,552 262 4,454

Unit C3 11 1,998 21,978 259 2,849

42 79,710 10,901 0.88

Unit B1 32 1,907 61,024

Unit B2 14 1,929 27,006

46 88,030 0.96

New Pavement, Hardscape, and Landscaping

Component Square Feet Acreage 

Surface Parking Lot 19,278 0.44

Non-Parking Asphalt 98,250 2.26

Hardscape 41,400 0.95

Landscaping 72,400 1.66

5.31

Lofts

Live-Work

Detached Live-Work
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CalEEMod Land Use Inputs
Land Use Land Use Type Land Use Subtype Unit Amount Size Metric Lot Acreage Square Feet Population

Live-Work Residential Condo/Townhouse 89 Dwelling Unit 1.86 171,616 243

Lofts Residential Condo/Townhouse 46 Dwelling Unit 0.96 88,030 126

Detached Live-Work Residential Single Family Housing 42 Dwelling Unit 0.88 79,710 115

Surface Parking Lot Parking Parking Lot 0.44 Acre 0.44 19,278

Non-Parking Asphalt Parking Other Asphalt Surfaces 2.26 Acre 2.26 0

Hardscape + Landscaping Parking Other Non-Asphalt Surfaces 2.61 Acre 2.61 0

9.01

Trip Generation:

Total: 1,542 Average Daily Trips (ADT)

Live-Work Live-Work + Office

Trip Generation 517 Average Daily Trips (ADT) 767 Average Daily Trips (ADT)

Weekday Trip Rate 5.81 trips/DU 517 trips 8.62 trips/DU

ITE Saturday Trip Rate 5.67 trips/DU 505 trips 6.37 trips/DU

ITE Sunday Trip Rate 4.84 trips/DU 431 trips 5.14 trips/DU

Detached Live-Work Detached Live-Work + Office

Trip Generation 400 Average Daily Trips (ADT) 508 Average Daily Trips (ADT)

Weekday Trip Rate 9.52 trips/DU 400 trips 12.10 trips/DU

ITE Saturday Trip Rate 9.91 trips/DU 416 trips 10.55 trips/DU

ITE Sunday Trip Rate 8.62 trips/DU 362 trips 8.89 trips/DU

Office Portion of Live-Work & Attached Live-Work Units (10% Mixed-Use Trip Reduction Applied to the 398 Office Trips) Live-Work's Office Trips Detached L-W's Office Trips

Trip Generation 358 Average Daily Trips (ADT) 250 ADT 108 ADT

Weekday Trip Rate 9.93 trips/TSF 250 trips 108 trips

ITE Saturday Trip Rate 2.46 trips/TSF 62 trips 27 trips

ITE Sunday Trip Rate 1.05 trips/TSF 26 trips 11 trips

Lofts Condo/Townhouse

Trip Generation 267 Average Daily Trips (ADT) Trip Generation 1,034 Average Daily Trips (ADT)

Weekday Trip Rate 5.80 trips/DU Weekday Trip Rate 7.66 trips/DU

Saturday Trip Rate 5.66 trips/DU Saturday Trip Rate 6.13 trips/DU

Sunday Trip Rate 4.84 trips/DU Sunday Trip Rate 5.03 trips/DU

Land Use Calculated Weekday Trip Rate ITE Weekday Trip Rate**

Adjusted 

Saturday Trip 

Rate

ITE Saturday Trip 

Rate**

Adjusted 

Sunday Trip 

Rate

ITE Sunday Trip 

Rate**

Lofts 5.80 5.81 5.66 5.67 4.84 4.84

Live-Work 5.81 5.81 5.67 4.84

Detached Live-Work 9.52 9.52 9.91 8.62

*Office of Live-Work & Attached Live-Work Units 9.93 11.03 2.46 1.05

* 10% Mixed-Use Trip Reduction Applied to Office

** ITE Trip Generation Manual 9th Edition
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Solid Waste

Residents* 5.1 pounds/person/day Live-Work (Res) 226 tons/year

Commercial** 5 pounds/1000sf/day Detached Live-Work (Res) 107 tons/year

Live-Work (Office) 23 tons/year

Detached Live-Work (Office) 10 tons/year

Live-Work 249 tons/year

Lofts 117 tons/year

Live-Work + Lofts 366 tons/year

Detached Live Work 117 tons/year

*CalRecycle 2013. Jurisdiction Diversion/Disposal Rate Summary (2007 - Current).

**CalRecycle 2013. Waste Characterization - Commercial Sector: Estimated Solid Waste Generation and Disposal Rates.

Water and Wastewater

Total Water Demand

Residents* 178.9 gallons/capita/day Live-Work (Res) 15,867,536 gallons/year

Commercial** 0.22 gallons/sf/day Detached Live-Work (Res) 7,509,328 gallons/year

Live-Work (Office) 2,020,830 gallons/year

Detached Live-Work (Office) 875,350 gallons/year

Live-Work 17,888,365 gallons/year

Lofts 8,227,611 gallons/year

Live-Work + Lofts 26,115,976 gallons/year

Detached Live Work 8,384,678 gallons/year

Indoor

Residents*** 65,154 gallons/du/year Live-Work (Res) 5,798,706 gallons/year

Commercial*** 74,072 gallons/1000sf/year Detached Live-Work (Res) 2,736,468 gallons/year

Live-Work (Office) 1,864,096 gallons/year

Detached Live-Work (Office) 807,459 gallons/year

Live-Work 7,662,802 gallons/year

Lofts 2,997,084 gallons/year

Live-Work + Lofts 10,659,886 gallons/year

Detached Live Work 3,543,927 gallons/year

Outdoor

Live-Work 10,225,563 gallons/year

Lofts 5,230,527 gallons/year

Live-Work + Lofts 15,456,090 gallons/year

Detached Live Work 4,840,751 gallons/year

Septic Tank 0%

Aerobic 100%

Facultative Lagoons 0%

*Mesa Consolidated Water District 2011. May. 2010 Urban Water Management Plan.

**Recent City IS/MNDs.

***CalEEMod Appendix D
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Area - Hearths

SCAQMD Rule 445: Woodburning Devices

0% Woodstoves

0% Wood Fireplace

100% Gas Fireplace

Water Mitigation

Install Low Flow Bathroom Faucet 32 % Reduction in flow

Install Low Flow Kitchen Faucet 18 % Reduction in flow

Install Low Flow Toilet 20 % Reduction in flow

Install Low Flow Shower 20 % Reduction in flow

Use Water Efficiency Irrigation System 6.1 % Reduction in flow

Energy Mitigation

2013 Building and Energy Efficiency Standards

Exceed Title 24 25% Improvement

Use of tankless water heaters with only on-demand water usage

Buildings constructed after January 1, 2014 are required to meet the 2013 Building and Energy Efficiency Standards. The 2013 Standards are 30% more energy efficient for non-residential buildings and 25% more energy efficient for residential buildings than the 

2008 Building and Energy Efficiency Standards.
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Changes to CalEEMod Defaults - Fleet Mix 2016 (Project)

Default LDA LDT1 LDT2 MDV LHD1 LHD2 MHD HHD OBUS UBUS MCY SBUS MH

FleetMix 0.511008 0.057223 0.191597 0.152361 0.041328 0.005882 0.015289 0.014281 0.001428 0.002141 0.004713 0.000509 0.002239 100.0%

Percent 76% 15% 8% 100%

Proportion 0.668385 0.074846 0.250604 1.000000 0.497346 0.070785 0.183990 0.171859 0.017185 0.025765 0.006164 0.006125 0.026944

Assumed Mix 97% 2% 1% 100.0%

adjusted with 

Assumed 0.648334 0.072601 0.243086 0.020000 0.004973 0.000708 0.001840 0.001719 0.000172 0.000258 0.005980 0.000061 0.000269 100.0%

Trips

Calibrated so 

no 

motorhomes,  

HHDT or 

busing. 0.648334 0.072601 0.243086 0.020000 0.004973 0.000708 0.001840 0.000000 0.000000 0.000000 0.005980 0.000000 0.000000 99.8%

Modified 0.649945 0.072781 0.243690 0.020050 0.004986 0.000710 0.001844 0.000000 0.000000 0.000000 0.005994 0.000000 0.000000 100.0%

Trips

Assumes no heavy-heavy duty trucks, motor homes, buses.
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Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Energy Use - 

Water And Wastewater - CalEEMod Appendix D and Recent City IS/MNDs. 100% aerobic.

Solid Waste - CalRecycle 2013.

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - Based on information provided by Applicant and Google Earth Pro.

Vehicle Trips - Normalized with ITE Trip Generation Manual 9th Edition

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Automobile Care Center 9.60 1000sqft 0.34 9,600.00 0

Parking Lot 3.58 Acre 3.58 155,945.00 0

Population

Manufacturing 143.60 1000sqft 5.09 143,572.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 2/9/2015 1:17 PM

Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF MCY 4.7130e-003 5.9470e-003

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDA 0.51 0.65

tblVehicleEF HHD 0.01 0.00

tblVehicleEF HHD 0.01 0.00

tblSolidWaste SolidWasteGenerationRate 178.06 66.00

tblVehicleEF HHD 0.01 0.00

tblProjectCharacteristics OperationalYear 2014 2016

tblSolidWaste SolidWasteGenerationRate 36.67 9.00

tblLandUse LotAcreage 3.30 5.09

tblLandUse LotAcreage 0.22 0.34

tblLandUse LandUseSquareFeet 143,600.00 143,572.00

tblLandUse LandUseSquareFeet 155,944.80 155,945.00

Table Name Column Name Default Value New Value
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

tblWater AerobicPercent 87.46 100.00

tblVehicleTrips WD_TR 62.00 3.90

tblVehicleTrips WD_TR 3.82 3.90

tblVehicleTrips SU_TR 62.00 1.65

tblVehicleTrips SU_TR 0.62 0.63

tblVehicleTrips ST_TR 62.00 3.59

tblVehicleTrips ST_TR 1.49 1.52

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MCY 4.7130e-003 5.9470e-003

tblVehicleEF MCY 4.7130e-003 5.9470e-003

A-280



Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

6,107.553

8

6,107.5538 0.2450 0.0200 6,118.90005.2841 0.1041 5.3882 1.4013 0.1013 1.5026Total 9.1456 3.2536 24.2282 0.0654

5,016.431
3

5,016.4313 0.2240 5,021.13535.2841 0.0349 5.3190 1.4013 0.0321 1.4334Mobile 1.9212 2.3442 23.4480 0.0599

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Energy 0.1000 0.9092 0.7638 5.4600e-
003

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Area 7.1244 1.6000e-
004

0.0164 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

2.2 Overall Operational

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

tblWater SepticTankPercent 10.33 0.00

2.0 Emissions Summary

tblWater OutdoorWaterUseRate 553,561.10 59,495.00

tblWater SepticTankPercent 10.33 0.00

tblWater IndoorWaterUseRate 903,178.63 711,385.00

tblWater IndoorWaterUseRate 33,207,500.00 16,611,880.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AerobicPercent 87.46 100.00
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

6,107.553

8

6,107.5538 0.2450 0.0200 6,118.90005.2841 0.1041 5.3882 1.4013 0.1013 1.5026Total 9.1456 3.2536 24.2282 0.0654

5,016.431
3

5,016.4313 0.2240 5,021.13535.2841 0.0349 5.3190 1.4013 0.0321 1.4334Mobile 1.9212 2.3442 23.4480 0.0599

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Energy 0.1000 0.9092 0.7638 5.4600e-
003

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Area 7.1244 1.6000e-
004

0.0164 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

Total 597.48 252.74 106.31 2,012,200 2,012,200
Parking Lot 0.00 0.00 0.00

Manufacturing 560.04 218.27 90.47 1,966,750 1,966,750

Annual VMT

Automobile Care Center 37.44 34.46 15.84 45,450 45,450

4.2 Trip Summary Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT

5,016.431
3

5,016.4313 0.2240 5,021.13535.2841 0.0349 5.3190 1.4013 0.0321 1.4334Unmitigated 1.9212 2.3442 23.4480 0.0599

5,016.431
3

5,016.4313 0.2240 5,021.13535.2841 0.0349 5.3190 1.4013 0.0321 1.4334Mitigated 1.9212 2.3442 23.4480 0.0599

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691NaturalGas 
Unmitigated

0.1000 0.9092 0.7638 5.4600e-
003

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691NaturalGas 
Mitigated

0.1000 0.9092 0.7638 5.4600e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.4 Fleet Mix

Historical Energy Use: Y

5.1 Mitigation Measures Energy

ROG NOx CO SO2 Fugitive 
PM10

0.000000 0.000000 0.005947 0.000000 0.000000

5.0 Energy Detail

SBUS MH

0.650328 0.072928 0.243139 0.020048 0.005068 0.000729 0.001812 0.000000

LHD2 MHD HHD OBUS UBUS MCY

0.00 0.00 0 0 0

LDA LDT1 LDT2 MDV LHD1

28.00 13.00 92 5 3

Parking Lot 16.60 8.40 6.90 0.00

48.00 19.00 21 51 28

Manufacturing 16.60 8.40 6.90 59.00

H-S or C-C H-O or C-NW Primary Diverted Pass-by

Automobile Care Center 16.60 8.40 6.90 33.00

4.3 Trip Type Information

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-
W
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

1,091.0882 1,091.088

2

0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Total 0.1000 0.9092 0.7638 5.4500e-

003

68.3836 68.3836 1.3100e-
003

1.2500e-
003

68.79974.3300e-
003

4.3300e-
003

4.3300e-
003

4.3300e-
003

Automobile Care 
Center

0.58126 6.2700e-
003

0.0570 0.0479 3.4000e-
004

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

1,022.7047 1,022.704
7

0.0196 0.0188 1,028.92870.0648 0.0648 0.0648 0.0648Manufacturing 8.69299 0.0938 0.8523 0.7159 5.1100e-
003

Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,091.0882 1,091.088

2

0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Total 0.1000 0.9092 0.7638 5.4500e-

003

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

1,022.7047 1,022.704
7

0.0196 0.0188 1,028.92870.0648 0.0648 0.0648 0.0648Manufacturing 8692.99 0.0938 0.8523 0.7159 5.1100e-
003

68.3836 68.3836 1.3100e-
003

1.2500e-
003

68.79974.3300e-
003

4.3300e-
003

4.3300e-
003

4.3300e-
003

Automobile Care 
Center

581.26 6.2700e-
003

0.0570 0.0479 3.4000e-
004

Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

5.2 Energy by Land Use - NaturalGas

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

0.0343 0.0343 1.0000e-

004

0.03646.0000e-

005

6.0000e-

005

6.0000e-

005

6.0000e-

005

Total 7.1244 1.6000e-

004

0.0164 0.0000

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Landscaping 1.6000e-
003

1.6000e-
004

0.0164 0.0000

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

6.1205

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

1.0022

Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

6.2 Area by SubCategory

Unmitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Unmitigated 7.1244 1.6000e-
004

0.0164 0.0000

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Mitigated 7.1244 1.6000e-
004

0.0164 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

6.0 Area Detail

6.1 Mitigation Measures Area

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Winter

Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Vegetation

7.0 Water Detail

7.1 Mitigation Measures Water

8.0 Waste Detail

8.1 Mitigation Measures Waste

9.0 Operational Offroad

Equipment Type Number

0.0343 0.0343 1.0000e-

004

0.03646.0000e-

005

6.0000e-

005

6.0000e-

005

6.0000e-

005

Total 7.1244 1.6000e-

004

0.0164 0.0000

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Landscaping 1.6000e-
003

1.6000e-
004

0.0164 0.0000

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

6.1205

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

1.0022

Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Energy Use - 

Water And Wastewater - CalEEMod Appendix D and Recent City IS/MNDs. 100% aerobic.

Solid Waste - CalRecycle 2013.

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - Based on information provided by Applicant and Google Earth Pro.

Vehicle Trips - Normalized with ITE Trip Generation Manual 9th Edition

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Automobile Care Center 9.60 1000sqft 0.34 9,600.00 0

Parking Lot 3.58 Acre 3.58 155,945.00 0

Population

Manufacturing 143.60 1000sqft 5.09 143,572.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 2/9/2015 1:16 PM

Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF MCY 4.7130e-003 5.9470e-003

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDA 0.51 0.65

tblVehicleEF HHD 0.01 0.00

tblVehicleEF HHD 0.01 0.00

tblSolidWaste SolidWasteGenerationRate 178.06 66.00

tblVehicleEF HHD 0.01 0.00

tblProjectCharacteristics OperationalYear 2014 2016

tblSolidWaste SolidWasteGenerationRate 36.67 9.00

tblLandUse LotAcreage 3.30 5.09

tblLandUse LotAcreage 0.22 0.34

tblLandUse LandUseSquareFeet 143,600.00 143,572.00

tblLandUse LandUseSquareFeet 155,944.80 155,945.00

Table Name Column Name Default Value New Value
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

tblWater AerobicPercent 87.46 100.00

tblVehicleTrips WD_TR 62.00 3.90

tblVehicleTrips WD_TR 3.82 3.90

tblVehicleTrips SU_TR 62.00 1.65

tblVehicleTrips SU_TR 0.62 0.63

tblVehicleTrips ST_TR 62.00 3.59

tblVehicleTrips ST_TR 1.49 1.52

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MCY 4.7130e-003 5.9470e-003

tblVehicleEF MCY 4.7130e-003 5.9470e-003
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

6,384.607

3

6,384.6073 0.2450 0.0200 6,395.95345.2841 0.1041 5.3881 1.4013 0.1013 1.5025Total 9.0580 3.0562 25.2595 0.0688

5,293.484
7

5,293.4847 0.2240 5,298.18865.2841 0.0349 5.3190 1.4013 0.0321 1.4334Mobile 1.8336 2.1468 24.4793 0.0633

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Energy 0.1000 0.9092 0.7638 5.4600e-
003

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Area 7.1244 1.6000e-
004

0.0164 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

2.2 Overall Operational

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

tblWater SepticTankPercent 10.33 0.00

2.0 Emissions Summary

tblWater OutdoorWaterUseRate 553,561.10 59,495.00

tblWater SepticTankPercent 10.33 0.00

tblWater IndoorWaterUseRate 903,178.63 711,385.00

tblWater IndoorWaterUseRate 33,207,500.00 16,611,880.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AerobicPercent 87.46 100.00
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

0.00 0.00 0.00 0.00 0.00 0.000.00 0.00 0.00 0.00 0.00 0.00

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

6,384.607

3

6,384.6073 0.2450 0.0200 6,395.95345.2841 0.1041 5.3881 1.4013 0.1013 1.5025Total 9.0580 3.0562 25.2595 0.0688

5,293.484
7

5,293.4847 0.2240 5,298.18865.2841 0.0349 5.3190 1.4013 0.0321 1.4334Mobile 1.8336 2.1468 24.4793 0.0633

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Energy 0.1000 0.9092 0.7638 5.4600e-
003

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Area 7.1244 1.6000e-
004

0.0164 0.0000

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

Total 597.48 252.74 106.31 2,012,200 2,012,200
Parking Lot 0.00 0.00 0.00

Manufacturing 560.04 218.27 90.47 1,966,750 1,966,750

Annual VMT

Automobile Care Center 37.44 34.46 15.84 45,450 45,450

4.2 Trip Summary Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT

5,293.484
7

5,293.4847 0.2240 5,298.18865.2841 0.0349 5.3190 1.4013 0.0321 1.4334Unmitigated 1.8336 2.1468 24.4793 0.0633

5,293.484
7

5,293.4847 0.2240 5,298.18865.2841 0.0349 5.3190 1.4013 0.0321 1.4334Mitigated 1.8336 2.1468 24.4793 0.0633

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691NaturalGas 
Unmitigated

0.1000 0.9092 0.7638 5.4600e-
003

1,091.088
2

1,091.0882 0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691NaturalGas 
Mitigated

0.1000 0.9092 0.7638 5.4600e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.4 Fleet Mix

Historical Energy Use: Y

5.1 Mitigation Measures Energy

ROG NOx CO SO2 Fugitive 
PM10

0.000000 0.000000 0.005947 0.000000 0.000000

5.0 Energy Detail

SBUS MH

0.650328 0.072928 0.243139 0.020048 0.005068 0.000729 0.001812 0.000000

LHD2 MHD HHD OBUS UBUS MCY

0.00 0.00 0 0 0

LDA LDT1 LDT2 MDV LHD1

28.00 13.00 92 5 3

Parking Lot 16.60 8.40 6.90 0.00

48.00 19.00 21 51 28

Manufacturing 16.60 8.40 6.90 59.00

H-S or C-C H-O or C-NW Primary Diverted Pass-by

Automobile Care Center 16.60 8.40 6.90 33.00

4.3 Trip Type Information

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-
W
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

1,091.0882 1,091.088

2

0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Total 0.1000 0.9092 0.7638 5.4500e-

003

68.3836 68.3836 1.3100e-
003

1.2500e-
003

68.79974.3300e-
003

4.3300e-
003

4.3300e-
003

4.3300e-
003

Automobile Care 
Center

0.58126 6.2700e-
003

0.0570 0.0479 3.4000e-
004

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

1,022.7047 1,022.704
7

0.0196 0.0188 1,028.92870.0648 0.0648 0.0648 0.0648Manufacturing 8.69299 0.0938 0.8523 0.7159 5.1100e-
003

Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

1,091.0882 1,091.088

2

0.0209 0.0200 1,097.72840.0691 0.0691 0.0691 0.0691Total 0.1000 0.9092 0.7638 5.4500e-

003

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

1,022.7047 1,022.704
7

0.0196 0.0188 1,028.92870.0648 0.0648 0.0648 0.0648Manufacturing 8692.99 0.0938 0.8523 0.7159 5.1100e-
003

68.3836 68.3836 1.3100e-
003

1.2500e-
003

68.79974.3300e-
003

4.3300e-
003

4.3300e-
003

4.3300e-
003

Automobile Care 
Center

581.26 6.2700e-
003

0.0570 0.0479 3.4000e-
004

Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

5.2 Energy by Land Use - NaturalGas

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

0.0343 0.0343 1.0000e-

004

0.03646.0000e-

005

6.0000e-

005

6.0000e-

005

6.0000e-

005

Total 7.1244 1.6000e-

004

0.0164 0.0000

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Landscaping 1.6000e-
003

1.6000e-
004

0.0164 0.0000

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

6.1205

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

1.0022

Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

6.2 Area by SubCategory

Unmitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Unmitigated 7.1244 1.6000e-
004

0.0164 0.0000

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Mitigated 7.1244 1.6000e-
004

0.0164 0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

6.0 Area Detail

6.1 Mitigation Measures Area

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Summer

Hours/Day Days/Year Horse Power Load Factor Fuel Type

10.0 Vegetation

7.0 Water Detail

7.1 Mitigation Measures Water

8.0 Waste Detail

8.1 Mitigation Measures Waste

9.0 Operational Offroad

Equipment Type Number

0.0343 0.0343 1.0000e-

004

0.03646.0000e-

005

6.0000e-

005

6.0000e-

005

6.0000e-

005

Total 7.1244 1.6000e-

004

0.0164 0.0000

0.0343 0.0343 1.0000e-
004

0.03646.0000e-
005

6.0000e-
005

6.0000e-
005

6.0000e-
005

Landscaping 1.6000e-
003

1.6000e-
004

0.0164 0.0000

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

6.1205

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

1.0022

Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

A-297



Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Energy Use - 

Water And Wastewater - CalEEMod Appendix D and Recent City IS/MNDs. 100% aerobic.

Solid Waste - CalRecycle 2013.

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - Based on information provided by Applicant and Google Earth Pro.

Vehicle Trips - Normalized with ITE Trip Generation Manual 9th Edition

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Automobile Care Center 9.60 1000sqft 0.34 9,600.00 0

Parking Lot 3.58 Acre 3.58 155,945.00 0

Population

Manufacturing 143.60 1000sqft 5.09 143,572.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 2/9/2015 1:14 PM

Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF MCY 4.7130e-003 5.9470e-003

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF LHD2 5.8820e-003 7.2900e-004

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LHD1 0.04 5.0680e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDA 0.51 0.65

tblVehicleEF HHD 0.01 0.00

tblVehicleEF HHD 0.01 0.00

tblSolidWaste SolidWasteGenerationRate 178.06 66.00

tblVehicleEF HHD 0.01 0.00

tblProjectCharacteristics OperationalYear 2014 2016

tblSolidWaste SolidWasteGenerationRate 36.67 9.00

tblLandUse LotAcreage 3.30 5.09

tblLandUse LotAcreage 0.22 0.34

tblLandUse LandUseSquareFeet 143,600.00 143,572.00

tblLandUse LandUseSquareFeet 155,944.80 155,945.00

Table Name Column Name Default Value New Value
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

tblWater AerobicPercent 87.46 100.00

tblVehicleTrips WD_TR 62.00 3.90

tblVehicleTrips WD_TR 3.82 3.90

tblVehicleTrips SU_TR 62.00 1.65

tblVehicleTrips SU_TR 0.62 0.63

tblVehicleTrips ST_TR 62.00 3.59

tblVehicleTrips ST_TR 1.49 1.52

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF MHD 0.02 1.8120e-003

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MCY 4.7130e-003 5.9470e-003

tblVehicleEF MCY 4.7130e-003 5.9470e-003
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

21.3533 1,375.432

6

1,396.7859 0.9779 0.0217 1,424.03430.7512 0.0177 0.7688 0.1995 0.0173 0.2167Total 1.5821 0.5136 3.5912 9.8000e-

003

6.1290 64.7387 70.8677 0.0241 0.0139 75.69600.0000 0.0000 0.0000 0.0000Water

15.2243 0.0000 15.2243 0.8997 0.0000 34.11870.0000 0.0000 0.0000 0.0000Waste

0.0000 667.7908 667.7908 0.0294 0.0000 668.40800.7512 5.0500e-
003

0.7562 0.1995 4.6500e-
003

0.2041Mobile 0.2637 0.3476 3.4497 8.8000e-
003

0.0000 642.8991 642.8991 0.0247 7.7100e-
003

645.80750.0126 0.0126 0.0126 0.0126Energy 0.0183 0.1659 0.1394 1.0000e-
003

0.0000 3.8900e-
003

3.8900e-
003

1.0000e-
005

0.0000 4.1200e-
003

1.0000e-
005

1.0000e-
005

1.0000e-
005

1.0000e-
005

Area 1.3001 2.0000e-
005

2.0500e-
003

0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

2.2 Overall Operational

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

tblWater SepticTankPercent 10.33 0.00

2.0 Emissions Summary

tblWater OutdoorWaterUseRate 553,561.10 59,495.00

tblWater SepticTankPercent 10.33 0.00

tblWater IndoorWaterUseRate 903,178.63 711,385.00

tblWater IndoorWaterUseRate 33,207,500.00 16,611,880.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AerobicPercent 87.46 100.00
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

0.00 0.00 0.00 0.01 0.09 0.000.00 0.00 0.00 0.00 0.00 0.00

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

0.00 0.00 0.00 0.00

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

21.3533 1,375.432

6

1,396.7859 0.9778 0.0216 1,424.02450.7512 0.0177 0.7688 0.1995 0.0173 0.2167Total 1.5821 0.5136 3.5912 9.8000e-

003

6.1290 64.7387 70.8677 0.0240 0.0139 75.68620.0000 0.0000 0.0000 0.0000Water

15.2243 0.0000 15.2243 0.8997 0.0000 34.11870.0000 0.0000 0.0000 0.0000Waste

0.0000 667.7908 667.7908 0.0294 0.0000 668.40800.7512 5.0500e-
003

0.7562 0.1995 4.6500e-
003

0.2041Mobile 0.2637 0.3476 3.4497 8.8000e-
003

0.0000 642.8991 642.8991 0.0247 7.7100e-
003

645.80750.0126 0.0126 0.0126 0.0126Energy 0.0183 0.1659 0.1394 1.0000e-
003

0.0000 3.8900e-
003

3.8900e-
003

1.0000e-
005

0.0000 4.1200e-
003

1.0000e-
005

1.0000e-
005

1.0000e-
005

1.0000e-
005

Area 1.3001 2.0000e-
005

2.0500e-
003

0.0000

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

Total 597.48 252.74 106.31 2,012,200 2,012,200
Parking Lot 0.00 0.00 0.00

Manufacturing 560.04 218.27 90.47 1,966,750 1,966,750

Annual VMT

Automobile Care Center 37.44 34.46 15.84 45,450 45,450

4.2 Trip Summary Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT

0.0000 667.7908 667.7908 0.0294 0.0000 668.40800.7512 5.0500e-
003

0.7562 0.1995 4.6500e-
003

0.2041Unmitigated 0.2637 0.3476 3.4497 8.8000e-
003

0.0000 667.7908 667.7908 0.0294 0.0000 668.40800.7512 5.0500e-
003

0.7562 0.1995 4.6500e-
003

0.2041Mitigated 0.2637 0.3476 3.4497 8.8000e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

0.0000 180.6419 180.6419 3.4600e-
003

3.3100e-
003

181.74130.0126 0.0126 0.0126 0.0126NaturalGas 
Unmitigated

0.0183 0.1659 0.1394 1.0000e-
003

0.0000 180.6419 180.6419 3.4600e-
003

3.3100e-
003

181.74130.0126 0.0126 0.0126 0.0126NaturalGas 
Mitigated

0.0183 0.1659 0.1394 1.0000e-
003

0.0000 462.2572 462.2572 0.0213 4.4000e-
003

464.06630.0000 0.0000 0.0000 0.0000Electricity 
Unmitigated

0.0000 462.2572 462.2572 0.0213 4.4000e-
003

464.06630.0000 0.0000 0.0000 0.0000Electricity Mitigated

NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.4 Fleet Mix

Historical Energy Use: Y

5.1 Mitigation Measures Energy

ROG NOx CO SO2 Fugitive 
PM10

0.000000 0.000000 0.005947 0.000000 0.000000

5.0 Energy Detail

SBUS MH

0.650328 0.072928 0.243139 0.020048 0.005068 0.000729 0.001812 0.000000

LHD2 MHD HHD OBUS UBUS MCY

0.00 0.00 0 0 0

LDA LDT1 LDT2 MDV LHD1

28.00 13.00 92 5 3

Parking Lot 16.60 8.40 6.90 0.00

48.00 19.00 21 51 28

Manufacturing 16.60 8.40 6.90 59.00

H-S or C-C H-O or C-NW Primary Diverted Pass-by

Automobile Care Center 16.60 8.40 6.90 33.00

4.3 Trip Type Information

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-
W
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

180.6419 180.6419 3.4700e-

003

3.3100e-

003

181.74130.0126 0.0126 0.0126 0.0126 0.0000

2.1000e-
004

11.3906

Total 0.0183 0.1659 0.1394 9.9000e-

004

7.9000e-
004

7.9000e-
004

0.0000 11.3217 11.3217 2.2000e-
004

8.7400e-
003

6.0000e-
005

7.9000e-
004

7.9000e-
004

0.0000 0.0000 0.0000 0.0000 0.0000

Automobile Care 
Center

212160 1.1400e-
003

0.0104

0.0000 0.0000 0.0000 0.0000 0.0000

3.1000e-
003

170.3507

Parking Lot 0 0.0000 0.0000 0.0000 0.0000

0.0118 0.0118 0.0000 169.3202 169.3202 3.2500e-
003

0.1307 9.3000e-
004

0.0118 0.0118

CO2e

Land Use kBTU/yr tons/yr MT/yr

Manufacturing 3.17294e+
006

0.0171 0.1555

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2 CH4 N2OSO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

NaturalGa
s Use

ROG NOx CO

180.6419 3.4700e-

003

3.3100e-

003

181.7413

Mitigated

0.0126 0.0126 0.0126 0.0000 180.6419

0.0000

Total 0.0183 0.1659 0.1394 9.9000e-

004

0.0126

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000

169.3202 3.2500e-
003

3.1000e-
003

170.3507

Parking Lot 0 0.0000 0.0000 0.0000

0.0118 0.0118 0.0118 0.0000 169.3202

11.3906

Manufacturing 3.17294e+
006

0.0171 0.1555 0.1307 9.3000e-
004

0.0118

7.9000e-
004

0.0000 11.3217 11.3217 2.2000e-
004

2.1000e-
004

6.0000e-
005

7.9000e-
004

7.9000e-
004

7.9000e-
004

Automobile Care 
Center

212160 1.1400e-
003

0.0104 8.7400e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

5.2 Energy by Land Use - NaturalGas

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10
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Orange County, Annual

39.4248

Total 462.2572 0.0213 4.3900e-

003

464.0663

Parking Lot 137232 39.2711 1.8100e-
003

3.7000e-
004

26.6143

Manufacturing 1.38547e+
006

396.4756 0.0182 3.7700e-
003

398.0272

Land Use kWh/yr t
o
n

MT/yr

Automobile Care 
Center

92640 26.5105 1.2200e-
003

2.5000e-
004

Mitigated

Electricity 
Use

Total CO2 CH4 N2O CO2e

39.4248

Total 462.2572 0.0213 4.3900e-

003

464.0663

Parking Lot 137232 39.2711 1.8100e-
003

3.7000e-
004

26.6143

Manufacturing 1.38547e+
006

396.4756 0.0182 3.7700e-
003

398.0272

Land Use kWh/yr t
o
n

MT/yr

Automobile Care 
Center

92640 26.5105 1.2200e-
003

2.5000e-
004

Unmitigated

Electricity 
Use

Total CO2 CH4 N2O CO2e

5.3 Energy by Land Use - Electricity
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Orange County, Annual

0.0000 3.8900e-

003

3.8900e-

003

1.0000e-

005

0.0000 4.1200e-

003

1.0000e-

005

1.0000e-

005

1.0000e-

005

1.0000e-

005

Total 1.3001 2.0000e-

005

2.0500e-

003

0.0000

0.0000 3.8900e-
003

3.8900e-
003

1.0000e-
005

0.0000 4.1200e-
003

1.0000e-
005

1.0000e-
005

1.0000e-
005

1.0000e-
005

Landscaping 2.0000e-
004

2.0000e-
005

2.0500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

1.1170

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

0.1829

Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

6.2 Area by SubCategory

Unmitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

0.0000 3.8900e-
003

3.8900e-
003

1.0000e-
005

0.0000 4.1200e-
003

1.0000e-
005

1.0000e-
005

1.0000e-
005

1.0000e-
005

Unmitigated 1.3001 2.0000e-
005

2.0500e-
003

0.0000

0.0000 3.8900e-
003

3.8900e-
003

1.0000e-
005

0.0000 4.1200e-
003

1.0000e-
005

1.0000e-
005

1.0000e-
005

1.0000e-
005

Mitigated 1.3001 2.0000e-
005

2.0500e-
003

0.0000

NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

6.0 Area Detail

6.1 Mitigation Measures Area

ROG NOx CO SO2 Fugitive 
PM10
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Orange County, Annual

Unmitigated 70.8677 0.0241 0.0139 75.6960

Category t
o
n

MT/yr

Mitigated 70.8677 0.0240 0.0139 75.6862

7.0 Water Detail

7.1 Mitigation Measures Water

Total CO2 CH4 N2O CO2e

0.0000 3.8900e-

003

3.8900e-

003

1.0000e-

005

0.0000 4.1200e-

003

1.0000e-

005

1.0000e-

005

1.0000e-

005

1.0000e-

005

Total 1.3001 2.0000e-

005

2.0500e-

003

0.0000

0.0000 3.8900e-
003

3.8900e-
003

1.0000e-
005

0.0000 4.1200e-
003

1.0000e-
005

1.0000e-
005

1.0000e-
005

1.0000e-
005

Landscaping 2.0000e-
004

2.0000e-
005

2.0500e-
003

0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

1.1170

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

0.1829

Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Orange County, Annual

0.0000

Total 70.8677 0.0240 0.0139 75.6862

Parking Lot 0 / 0 0.0000 0.0000 0.0000

3.2902

Manufacturing 16.6119 / 0 67.7762 0.0230 0.0134 72.3960

Land Use Mgal t
o
n

MT/yr

Automobile Care 
Center

0.711385 / 
0.059495

3.0916 9.9000e-
004

5.7000e-
004

Mitigated

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e

0.0000

Total 70.8677 0.0241 0.0139 75.6960

Parking Lot 0 / 0 0.0000 0.0000 0.0000

3.2906

Manufacturing 16.6119 / 0 67.7762 0.0231 0.0134 72.4054

Land Use Mgal t
o
n

MT/yr

Automobile Care 
Center

0.711385 / 
0.059495

3.0916 1.0000e-
003

5.7000e-
004

7.2 Water by Land Use

Unmitigated

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

0.0000

Total 15.2243 0.8997 0.0000 34.1187

Parking Lot 0 0.0000 0.0000 0.0000

4.0942

Manufacturing 66 13.3974 0.7918 0.0000 30.0244

Land Use tons t
o
n

MT/yr

Automobile Care 
Center

9 1.8269 0.1080 0.0000

8.2 Waste by Land Use

Unmitigated

Waste 
Disposed

Total CO2 CH4 N2O CO2e

 Unmitigated 15.2243 0.8997 0.0000 34.1187

t
o
n

MT/yr

 Mitigated 15.2243 0.8997 0.0000 34.1187

8.0 Waste Detail

8.1 Mitigation Measures Waste

Category/Year

Total CO2 CH4 N2O CO2e
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Annual

Load Factor Fuel Type

10.0 Vegetation

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power

0.0000

Total 15.2243 0.8997 0.0000 34.1187

Parking Lot 0 0.0000 0.0000 0.0000

4.0942

Manufacturing 66 13.3974 0.7918 0.0000 30.0244

Land Use tons t
o
n

MT/yr

Automobile Care 
Center

9 1.8269 0.1080 0.0000

Mitigated

Waste 
Disposed

Total CO2 CH4 N2O CO2e
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0.00 0.00 0.00 0.00

0.01

Water Outdoor 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.50 0.14

0.00 0.00 0.00 0.00

Water Indoor 0.00 0.00 0.00 0.00 0.00

0.00

Natural Gas 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00

Mobile 0.00 0.00 0.00 0.00 0.00

0.00

Landscaping 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00

Hearth 0.00 0.00 0.00 0.00 0.00

0.00

Electricity 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00

Consumer Products 0.00 0.00 0.00 0.00 0.00

Percent Reduction

Architectural Coating 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Bio- CO2 NBio- CO2
Total 
CO2 CH4 N2O CO2e

Operational Percent Reduction Summary

Category ROG NOx CO SO2
Exhaust 
PM10

Exhaust 
PM2.5

CalEEMod Version: CalEEMod.2013.2.2

Date: 2/9/2015 1:18 PM

Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Mitigation Report
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Mitigation Report

No Transit Improvements Increase Transit Frequency 0.00

No Transit Improvements Expand Transit Network 0.00

No Transit Improvements Provide BRT System 0.00

Parking Policy Pricing Parking Policy Pricing Subtotal 0.00

No Parking Policy Pricing On-street Market Pricing 0.00

No Parking Policy Pricing Unbundle Parking Costs 0.00

No Parking Policy Pricing Limit Parking Supply 0.00

Neighborhood Enhancements Neighborhood Enhancements Subtotal 0.00

No Neighborhood Enhancements Implement NEV Network 0.00

No Neighborhood Enhancements Provide Traffic Calming Measures

No Neighborhood Enhancements Improve Pedestrian Network

Land Use Land Use SubTotal 0.00

No Land Use Integrate Below Market Rate Housing 0.00

No Land Use Increase Transit Accessibility 0.25

No Land Use Improve Destination Accessibility 0.00

No Land Use Improve Walkability Design 0.00

No Land Use Increase Diversity 0.13 0.36

Input Value 3

No Land Use Increase Density 0.00

Mitigation 
Selected

Category Measure % Reduction Input Value 1 Input Value 2

Operational Mobile Mitigation

Project Setting:
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Mitigation Report

Total VMT Reduction 0.00

No School Trip Implement School Bus Program 0.00

Commute Commute Subtotal 0.00

No Commute Provide Ride Sharing Program

No Commute Employee Vanpool/Shuttle 0.00 2.00

No Commute Market Commute Trip Reduction Option 0.00

No Commute Encourage Telecommuting and Alternative 
Work Schedules

0.00

No Commute Workplace Parking Charge

No Commute Implement Employee Parking "Cash Out"

No Commute Transit Subsidy

No Commute Implement Trip Reduction Program

Land Use and Site Enhancement Subtotal 0.00

Transit Improvements Transit Improvements Subtotal 0.00
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Mitigation Report

No % Electric Chainsaw

No % Electric Lawnmower

No % Electric Leafblower

No Use Low VOC Paint (Non-residential Interior) 250.00

No Use Low VOC Paint (Non-residential Exterior) 250.00

No Use Low VOC Paint (Residential Interior) 50.00

No Use Low VOC Paint (Residential Exterior) 100.00

No No Hearth

No Use Low VOC Cleaning Supplies

Area Mitigation

Measure Implemented Mitigation Measure Input Value

No Only Natural Gas Hearth
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Mitigation Report

Fan 50.00

Refrigerator 15.00

ClothWasher 30.00

DishWasher 15.00

No On-site Renewable

Appliance Type Land Use Subtype % Improvement

No Exceed Title 24

No Install High Efficiency Lighting

Energy Mitigation  Measures

Measure Implemented Mitigation Measure Input Value 1 Input Value 2
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Costa Mesa 17th Street Live-Work Project (Operation-Existing)

Orange County, Mitigation Report

Institute Recycling and Composting Services
Percent Reduction in Waste Disposed

No Water Efficient Landscape

Solid Waste Mitigation

Mitigation Measures Input Value

No Turf Reduction

No Use Water Efficient Irrigation Systems 6.10

No Install low-flow Toilet 20.00

No Install low-flow Shower 20.00

No Install low-flow bathroom faucet 32.00

No Install low-flow Kitchen faucet 18.00

No Use Reclaimed Water

No Use Grey Water

Water Mitigation  Measures

Measure Implemented Mitigation Measure Input Value 1 Input Value 2

No Apply Water Conservation on Strategy
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Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Vehicle Trips - 10% mix-use trip reduction applied to office. Office trips included in live-work and detached live-work.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 2/5/2015 10:19 AM

Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Winter

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Winter

tblLandUse LotAcreage 13.64 0.88

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblFireplaces NumberWood 6.75 0.00

tblFireplaces NumberWood 2.10 0.00

tblFireplaces NumberNoFireplace 13.50 0.00

tblFireplaces NumberNoFireplace 4.20 0.00

tblFireplaces NumberGas 114.75 135.00

tblFireplaces NumberGas 35.70 42.00

tblAreaMitigation UseLowVOCPaintNonresidentialInterior
Value

250 100

tblAreaMitigation UseLowVOCPaintResidentialInteriorVal
ue

50 100

tblAreaCoating Area_EF_Nonresidential_Exterior 250 100

tblAreaCoating Area_Residential_Exterior 229065 183252

Water Mitigation - 

Area Mitigation - SCAQMD Rule 1113

Table Name Column Name Default Value New Value

Woodstoves - SCAQMD Rule 445: Woodburning Devices

Area Coating - SCAQMD Rule 1113

Water And Wastewater - Mesa Consolidated Water District 2011. May. 2010 Urban Water Management Plan. CalEEMod Appendix D.

Solid Waste - CalRecycle 2013.

Energy Mitigation - 

A-319



Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Winter

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDA 0.51 0.65

tblVehicleEF HHD 0.01 0.00

tblVehicleEF HHD 0.01 0.00

tblSolidWaste SolidWasteGenerationRate 47.15 117.00

tblVehicleEF HHD 0.01 0.00

tblProjectCharacteristics OperationalYear 2014 2016

tblSolidWaste SolidWasteGenerationRate 62.10 366.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse Population 132.00 126.00
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Winter

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AerobicPercent 87.46 100.00

tblWater AerobicPercent 87.46 100.00

tblVehicleTrips WD_TR 6.59 7.66

tblVehicleTrips WD_TR 9.57 12.10

tblVehicleTrips SU_TR 6.07 5.03

tblVehicleTrips SU_TR 8.77 8.89

tblVehicleTrips ST_TR 7.16 6.13

tblVehicleTrips ST_TR 10.08 10.55

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MDV 0.15 0.02
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Winter

1,841.311

2

18,210.74

88

20,052.059

9

9.2555 0.1409 20,290.112

3

11.0067 13.1164 24.1230 2.9188 13.1061 16.0249Total 22.0026 7.2923 142.3335 0.3811

10,497.78
02

10,497.780
2

0.4737 10,507.727
2

11.0067 0.0747 11.0813 2.9188 0.0687 2.9876Mobile 4.6379 5.0258 50.6620 0.1255

1,079.614
8

1,079.6148 0.0207 0.0198 1,086.18520.0684 0.0684 0.0684 0.0684Energy 0.0990 0.8457 0.3599 5.4000e-
003

1,841.311
2

6,633.353
7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Area 17.2657 1.4208 91.3116 0.2503

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

2.2 Overall Operational

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

2.0 Emissions Summary

tblWater SepticTankPercent 10.33 0.00

tblWater SepticTankPercent 10.33 0.00

tblWater OutdoorWaterUseRate 5,545,174.14 15,456,090.00

tblWater OutdoorWaterUseRate 1,725,165.29 4,840,751.00

tblWater IndoorWaterUseRate 8,795,793.46 10,659,886.00

tblWater IndoorWaterUseRate 2,736,469.08 3,543,927.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Winter

0.00 1.20 1.09 0.05 2.84 1.080.00 0.11 0.06 0.00 0.11 0.09

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

-1.88 2.34 0.05 0.29

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

1,841.311

2

17,992.64

06

19,833.951

8

9.2514 0.1369 20,070.676

8

11.0067 13.1026 24.1092 2.9188 13.0922 16.0110Total 22.4173 7.1214 142.2608 0.3800

10,497.78
02

10,497.780
2

0.4737 10,507.727
2

11.0067 0.0747 11.0813 2.9188 0.0687 2.9876Mobile 4.6379 5.0258 50.6620 0.1255

861.5067 861.5067 0.0165 0.0158 866.74970.0546 0.0546 0.0546 0.0546Energy 0.0790 0.6749 0.2872 4.3100e-
003

1,841.311
2

6,633.353
7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Area 17.7004 1.4208 91.3116 0.2503

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Total 1,542.30 1,270.65 1,052.43 4,898,526 4,898,526
Single Family Housing 508.20 443.10 373.38 1,639,003 1,639,003

Parking Lot 0.00 0.00 0.00
Other Non-Asphalt Surfaces 0.00 0.00 0.00

Other Asphalt Surfaces 0.00 0.00 0.00
Condo/Townhouse 352.36 281.98 231.38 1,110,652 1,110,652

Annual VMT

Condo/Townhouse 681.74 545.57 447.67 2,148,871 2,148,871

4.2 Trip Summary Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT

10,497.78
02

10,497.780
2

0.4737 10,507.727
2

11.0067 0.0747 11.0813 2.9188 0.0687 2.9876Unmitigated 4.6379 5.0258 50.6620 0.1255

10,497.78
02

10,497.780
2

0.4737 10,507.727
2

11.0067 0.0747 11.0813 2.9188 0.0687 2.9876Mitigated 4.6379 5.0258 50.6620 0.1255

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

ROG NOx CO SO2 Fugitive 
PM10
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1,086.18520.0684 1,079.614
8

1,079.6148 0.0207 0.01985.4000e-
003

0.0684 0.0684 0.0684

861.5067 861.5067 0.0165 0.0158 866.7497

NaturalGas 
Unmitigated

0.0990 0.8457 0.3599

0.0546 0.0546 0.0546 0.0546

Category lb/day lb/day

NaturalGas 
Mitigated

0.0790 0.6749 0.2872 4.3100e-
003

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

4.4 Fleet Mix

Historical Energy Use: N

5.1 Mitigation Measures Energy

Exceed Title 24

ROG NOx CO SO2

0.000000 0.000000 0.005994 0.000000 0.000000

5.0 Energy Detail

SBUS MH

0.649945 0.072781 0.243690 0.020050 0.004986 0.000710 0.001844 0.000000

LHD2 MHD HHD OBUS UBUS MCY

19.20 40.60 86 11 3

LDA LDT1 LDT2 MDV LHD1

0.00 0.00 0 0 0

Single Family Housing 14.70 5.90 8.70 40.20

0.00 0.00 0 0 0

Parking Lot 16.60 8.40 6.90 0.00

0.00 0.00 0 0 0

Other Non-Asphalt Surfaces 16.60 8.40 6.90 0.00

19.20 40.60 86 11 3

Other Asphalt Surfaces 16.60 8.40 6.90 0.00

19.20 40.60 86 11 3

Condo/Townhouse 14.70 5.90 8.70 40.20

H-S or C-C H-O or C-NW Primary Diverted Pass-by

Condo/Townhouse 14.70 5.90 8.70 40.20

4.3 Trip Type Information

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-
W
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1,079.6148 1,079.614

8

0.0207 0.0198 1,086.18520.0684 0.0684 0.0684 0.0684Total 0.0990 0.8457 0.3599 5.4000e-

003

391.0095 391.0095 7.4900e-
003

7.1700e-
003

393.38910.0248 0.0248 0.0248 0.0248Single Family 
Housing

3323.58 0.0358 0.3063 0.1303 1.9600e-
003

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

453.9694 453.9694 8.7000e-
003

8.3200e-
003

456.73220.0288 0.0288 0.0288 0.0288Condo/Townhouse 3858.74 0.0416 0.3556 0.1513 2.2700e-
003

234.6359 234.6359 4.5000e-
003

4.3000e-
003

236.06380.0149 0.0149 0.0149 0.0149Condo/Townhouse 1994.4 0.0215 0.1838 0.0782 1.1700e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

5.2 Energy by Land Use - NaturalGas

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10
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861.5067 861.5067 0.0165 0.0158 866.74970.0546 0.0546 0.0546 0.0546Total 0.0790 0.6749 0.2872 4.3000e-

003

186.9154 186.9154 3.5800e-
003

3.4300e-
003

188.05290.0118 0.0118 0.0118 0.0118Condo/Townhouse 1.58878 0.0171 0.1464 0.0623 9.3000e-
004

312.9508 312.9508 6.0000e-
003

5.7400e-
003

314.85530.0198 0.0198 0.0198 0.0198Single Family 
Housing

2.66008 0.0287 0.2451 0.1043 1.5600e-
003

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

361.6406 361.6406 6.9300e-
003

6.6300e-
003

363.84150.0229 0.0229 0.0229 0.0229Condo/Townhouse 3.07394 0.0332 0.2833 0.1206 1.8100e-
003

Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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8,696.200012.9689 1,841.311
2

6,633.353
7

8,474.6649 8.7612 0.12110.2503 12.9733 12.9733 12.9689

6,633.353
7

8,474.6649 8.7612 0.1211 8,696.2000

Unmitigated 17.2657 1.4208 91.3116

12.9733 12.9733 12.9689 12.9689 1,841.311
2

Category lb/day lb/day

Mitigated 17.7004 1.4208 91.3116 0.2503

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

6.0 Area Detail

6.1 Mitigation Measures Area

Use Low VOC Paint - Residential Interior

Use Low VOC Paint - Residential Exterior

Use Low VOC Paint - Non-Residential Interior

Use Low VOC Paint - Non-Residential Exterior
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1,841.311

2

6,633.353

7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Total 17.2657 1.4208 91.3116 0.2503

26.2949 26.2949 0.0268 26.85770.0799 0.0799 0.0799 0.0799Landscaping 0.4663 0.1732 14.8068 7.7000e-
004

1,841.311
2

6,607.058
8

8,448.3700 8.7344 0.1211 8,669.342312.8935 12.8935 12.8891 12.8891Hearth 9.0263 1.2475 76.5048 0.2495

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

7.1010

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

0.6722

NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

6.2 Area by SubCategory

Unmitigated

ROG NOx CO SO2 Fugitive 
PM10
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Use Water Efficient Irrigation System

7.0 Water Detail

7.1 Mitigation Measures Water

Install Low Flow Bathroom Faucet

Install Low Flow Kitchen Faucet

Install Low Flow Toilet

Install Low Flow Shower

1,841.311

2

6,633.353

7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Total 17.7004 1.4208 91.3116 0.2503

26.2949 26.2949 0.0268 26.85770.0799 0.0799 0.0799 0.0799Landscaping 0.4663 0.1732 14.8068 7.7000e-
004

1,841.311
2

6,607.058
8

8,448.3700 8.7344 0.1211 8,669.342312.8935 12.8935 12.8891 12.8891Hearth 9.0263 1.2475 76.5048 0.2495

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

7.1010

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

1.1068

Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Fuel Type

10.0 Vegetation

8.0 Waste Detail

8.1 Mitigation Measures Waste

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor

A-331



Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Vehicle Trips - 10% mix-use trip reduction applied to office. Office trips included in live-work and detached live-work.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 2/5/2015 10:18 AM

Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Summer

1.0 Project Characteristics
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Orange County, Summer

tblLandUse LotAcreage 13.64 0.88

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblFireplaces NumberWood 6.75 0.00

tblFireplaces NumberWood 2.10 0.00

tblFireplaces NumberNoFireplace 13.50 0.00

tblFireplaces NumberNoFireplace 4.20 0.00

tblFireplaces NumberGas 114.75 135.00

tblFireplaces NumberGas 35.70 42.00

tblAreaMitigation UseLowVOCPaintNonresidentialInterior
Value

250 100

tblAreaMitigation UseLowVOCPaintResidentialInteriorVal
ue

50 100

tblAreaCoating Area_EF_Nonresidential_Exterior 250 100

tblAreaCoating Area_Residential_Exterior 229065 183252

Water Mitigation - 

Area Mitigation - SCAQMD Rule 1113

Table Name Column Name Default Value New Value

Woodstoves - SCAQMD Rule 445: Woodburning Devices

Area Coating - SCAQMD Rule 1113

Water And Wastewater - Mesa Consolidated Water District 2011. May. 2010 Urban Water Management Plan. CalEEMod Appendix D.

Solid Waste - CalRecycle 2013.

Energy Mitigation - 
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tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDA 0.51 0.65

tblVehicleEF HHD 0.01 0.00

tblVehicleEF HHD 0.01 0.00

tblSolidWaste SolidWasteGenerationRate 47.15 117.00

tblVehicleEF HHD 0.01 0.00

tblProjectCharacteristics OperationalYear 2014 2016

tblSolidWaste SolidWasteGenerationRate 62.10 366.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse Population 132.00 126.00
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tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AerobicPercent 87.46 100.00

tblWater AerobicPercent 87.46 100.00

tblVehicleTrips WD_TR 6.59 7.66

tblVehicleTrips WD_TR 9.57 12.10

tblVehicleTrips SU_TR 6.07 5.03

tblVehicleTrips SU_TR 8.77 8.89

tblVehicleTrips ST_TR 7.16 6.13

tblVehicleTrips ST_TR 10.08 10.55

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MDV 0.15 0.02
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1,841.311

2

18,788.07

44

20,629.385

5

9.2555 0.1409 20,867.437

8

11.0067 13.1163 24.1230 2.9188 13.1060 16.0248Total 21.7703 6.8712 144.0721 0.3881

11,075.10
58

11,075.105
8

0.4737 11,085.052
6

11.0067 0.0746 11.0813 2.9188 0.0687 2.9875Mobile 4.4057 4.6047 52.4007 0.1324

1,079.614
8

1,079.6148 0.0207 0.0198 1,086.18520.0684 0.0684 0.0684 0.0684Energy 0.0990 0.8457 0.3599 5.4000e-
003

1,841.311
2

6,633.353
7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Area 17.2657 1.4208 91.3116 0.2503

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

2.2 Overall Operational

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

2.0 Emissions Summary

tblWater SepticTankPercent 10.33 0.00

tblWater SepticTankPercent 10.33 0.00

tblWater OutdoorWaterUseRate 5,545,174.14 15,456,090.00

tblWater OutdoorWaterUseRate 1,725,165.29 4,840,751.00

tblWater IndoorWaterUseRate 8,795,793.46 10,659,886.00

tblWater IndoorWaterUseRate 2,736,469.08 3,543,927.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00
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0.00 1.16 1.06 0.05 2.84 1.050.00 0.11 0.06 0.00 0.11 0.09

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

-1.90 2.49 0.05 0.28

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

1,841.311

2

18,569.96

62

20,411.277

4

9.2514 0.1369 20,648.002

3

11.0067 13.1025 24.1092 2.9188 13.0922 16.0110Total 22.1850 6.7003 143.9994 0.3870

11,075.10
58

11,075.105
8

0.4737 11,085.052
6

11.0067 0.0746 11.0813 2.9188 0.0687 2.9875Mobile 4.4057 4.6047 52.4007 0.1324

861.5067 861.5067 0.0165 0.0158 866.74970.0546 0.0546 0.0546 0.0546Energy 0.0790 0.6749 0.2872 4.3100e-
003

1,841.311
2

6,633.353
7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Area 17.7004 1.4208 91.3116 0.2503

Total CO2 CH4 N2O CO2e

Category lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Total 1,542.30 1,270.65 1,052.43 4,898,526 4,898,526
Single Family Housing 508.20 443.10 373.38 1,639,003 1,639,003

Parking Lot 0.00 0.00 0.00
Other Non-Asphalt Surfaces 0.00 0.00 0.00

Other Asphalt Surfaces 0.00 0.00 0.00
Condo/Townhouse 352.36 281.98 231.38 1,110,652 1,110,652

Annual VMT

Condo/Townhouse 681.74 545.57 447.67 2,148,871 2,148,871

4.2 Trip Summary Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT

11,075.10
58

11,075.105
8

0.4737 11,085.052
6

11.0067 0.0746 11.0813 2.9188 0.0687 2.9875Unmitigated 4.4057 4.6047 52.4007 0.1324

11,075.10
58

11,075.105
8

0.4737 11,085.052
6

11.0067 0.0746 11.0813 2.9188 0.0687 2.9875Mitigated 4.4057 4.6047 52.4007 0.1324

NBio- CO2 Total CO2 CH4 N2O CO2e

Category lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

ROG NOx CO SO2 Fugitive 
PM10
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1,086.18520.0684 1,079.614
8

1,079.6148 0.0207 0.01985.4000e-
003

0.0684 0.0684 0.0684

861.5067 861.5067 0.0165 0.0158 866.7497

NaturalGas 
Unmitigated

0.0990 0.8457 0.3599

0.0546 0.0546 0.0546 0.0546

Category lb/day lb/day

NaturalGas 
Mitigated

0.0790 0.6749 0.2872 4.3100e-
003

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

4.4 Fleet Mix

Historical Energy Use: N

5.1 Mitigation Measures Energy

Exceed Title 24

ROG NOx CO SO2

0.000000 0.000000 0.005994 0.000000 0.000000

5.0 Energy Detail

SBUS MH

0.649945 0.072781 0.243690 0.020050 0.004986 0.000710 0.001844 0.000000

LHD2 MHD HHD OBUS UBUS MCY

19.20 40.60 86 11 3

LDA LDT1 LDT2 MDV LHD1

0.00 0.00 0 0 0

Single Family Housing 14.70 5.90 8.70 40.20

0.00 0.00 0 0 0

Parking Lot 16.60 8.40 6.90 0.00

0.00 0.00 0 0 0

Other Non-Asphalt Surfaces 16.60 8.40 6.90 0.00

19.20 40.60 86 11 3

Other Asphalt Surfaces 16.60 8.40 6.90 0.00

19.20 40.60 86 11 3

Condo/Townhouse 14.70 5.90 8.70 40.20

H-S or C-C H-O or C-NW Primary Diverted Pass-by

Condo/Townhouse 14.70 5.90 8.70 40.20

4.3 Trip Type Information

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-
W

A-339



Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Summer

1,079.6148 1,079.614

8

0.0207 0.0198 1,086.18520.0684 0.0684 0.0684 0.0684Total 0.0990 0.8457 0.3599 5.4000e-

003

391.0095 391.0095 7.4900e-
003

7.1700e-
003

393.38910.0248 0.0248 0.0248 0.0248Single Family 
Housing

3323.58 0.0358 0.3063 0.1303 1.9600e-
003

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

453.9694 453.9694 8.7000e-
003

8.3200e-
003

456.73220.0288 0.0288 0.0288 0.0288Condo/Townhouse 3858.74 0.0416 0.3556 0.1513 2.2700e-
003

234.6359 234.6359 4.5000e-
003

4.3000e-
003

236.06380.0149 0.0149 0.0149 0.0149Condo/Townhouse 1994.4 0.0215 0.1838 0.0782 1.1700e-
003

NBio- CO2 Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

5.2 Energy by Land Use - NaturalGas

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Summer

861.5067 861.5067 0.0165 0.0158 866.74970.0546 0.0546 0.0546 0.0546Total 0.0790 0.6749 0.2872 4.3000e-

003

186.9154 186.9154 3.5800e-
003

3.4300e-
003

188.05290.0118 0.0118 0.0118 0.0118Condo/Townhouse 1.58878 0.0171 0.1464 0.0623 9.3000e-
004

312.9508 312.9508 6.0000e-
003

5.7400e-
003

314.85530.0198 0.0198 0.0198 0.0198Single Family 
Housing

2.66008 0.0287 0.2451 0.1043 1.5600e-
003

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Parking Lot 0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

361.6406 361.6406 6.9300e-
003

6.6300e-
003

363.84150.0229 0.0229 0.0229 0.0229Condo/Townhouse 3.07394 0.0332 0.2833 0.1206 1.8100e-
003

Total CO2 CH4 N2O CO2e

Land Use kBTU/yr lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Summer

8,696.200012.9689 1,841.311
2

6,633.353
7

8,474.6649 8.7612 0.12110.2503 12.9733 12.9733 12.9689

6,633.353
7

8,474.6649 8.7612 0.1211 8,696.2000

Unmitigated 17.2657 1.4208 91.3116

12.9733 12.9733 12.9689 12.9689 1,841.311
2

Category lb/day lb/day

Mitigated 17.7004 1.4208 91.3116 0.2503

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

ROG NOx CO SO2

6.0 Area Detail

6.1 Mitigation Measures Area

Use Low VOC Paint - Residential Interior

Use Low VOC Paint - Residential Exterior

Use Low VOC Paint - Non-Residential Interior

Use Low VOC Paint - Non-Residential Exterior
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Summer

1,841.311

2

6,633.353

7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Total 17.2657 1.4208 91.3116 0.2503

26.2949 26.2949 0.0268 26.85770.0799 0.0799 0.0799 0.0799Landscaping 0.4663 0.1732 14.8068 7.7000e-
004

1,841.311
2

6,607.058
8

8,448.3700 8.7344 0.1211 8,669.342312.8935 12.8935 12.8891 12.8891Hearth 9.0263 1.2475 76.5048 0.2495

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

7.1010

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

0.6722

NBio- CO2 Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

6.2 Area by SubCategory

Unmitigated

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Summer

1,841.311

2

6,633.353

7

8,474.6649 8.7612 0.1211 8,696.200012.9733 12.9733 12.9689 12.9689Total 17.7004 1.4208 91.3116 0.2503

26.2949 26.2949 0.0268 26.85770.0799 0.0799 0.0799 0.0799Landscaping 0.4663 0.1732 14.8068 7.7000e-
004

1,841.311
2

6,607.058
8

8,448.3700 8.7344 0.1211 8,669.342312.8935 12.8935 12.8891 12.8891Hearth 9.0263 1.2475 76.5048 0.2495

0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

7.1010

0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

1.1068

Total CO2 CH4 N2O CO2e

SubCategory lb/day lb/day

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Summer

Fuel Type

10.0 Vegetation

Use Water Efficient Irrigation System

8.0 Waste Detail

8.1 Mitigation Measures Waste

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power Load Factor

7.0 Water Detail

7.1 Mitigation Measures Water

Install Low Flow Bathroom Faucet

Install Low Flow Kitchen Faucet

Install Low Flow Toilet

Install Low Flow Shower
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Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

1.3 User Entered Comments & Non-Default Data

Project Characteristics - 

Land Use - 0 Land Use Square Feet to exclude striping

Vehicle Trips - 10% mix-use trip reduction applied to office. Office trips included in live-work and detached live-work.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

Vechicle Emission Factors - Assumes no heavy-heavy duty trucks, motor homes, buses.

CO2 Intensity 

(lb/MWhr)

630.89 CH4 Intensity 

(lb/MWhr)

0.029 N2O Intensity 

(lb/MWhr)

0.006

30

Climate Zone 8 Operational Year 2016

Utility Company Southern California Edison

1.2 Other Project Characteristics

Urbanization Urban Wind Speed (m/s) 2.2 Precipitation Freq (Days)

Single Family Housing 42.00 Dwelling Unit 0.88 79,710.00 115

Condo/Townhouse 46.00 Dwelling Unit 0.96 88,030.00 126

Condo/Townhouse 89.00 Dwelling Unit 1.86 171,616.00 243

Parking Lot 0.44 Acre 0.44 19,278.00 0

Other Non-Asphalt Surfaces 2.61 Acre 2.61 0.00 0

Population

Other Asphalt Surfaces 2.26 Acre 2.26 0.00 0

1.1 Land Usage

Land Uses Size Metric Lot Acreage Floor Surface Area

CalEEMod Version: CalEEMod.2013.2.2 Date: 2/5/2015 10:16 AM

Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

1.0 Project Characteristics
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

tblLandUse LotAcreage 13.64 0.88

tblLandUse LotAcreage 2.88 0.96

tblLandUse LotAcreage 5.56 1.86

tblLandUse LandUseSquareFeet 89,000.00 171,616.00

tblLandUse LandUseSquareFeet 75,600.00 79,710.00

tblLandUse LandUseSquareFeet 19,166.40 19,278.00

tblLandUse LandUseSquareFeet 46,000.00 88,030.00

tblLandUse LandUseSquareFeet 98,445.60 0.00

tblLandUse LandUseSquareFeet 113,691.60 0.00

tblFireplaces NumberWood 6.75 0.00

tblFireplaces NumberWood 2.10 0.00

tblFireplaces NumberNoFireplace 13.50 0.00

tblFireplaces NumberNoFireplace 4.20 0.00

tblFireplaces NumberGas 114.75 135.00

tblFireplaces NumberGas 35.70 42.00

tblAreaMitigation UseLowVOCPaintNonresidentialInterior
Value

250 100

tblAreaMitigation UseLowVOCPaintResidentialInteriorVal
ue

50 100

tblAreaCoating Area_EF_Nonresidential_Exterior 250 100

tblAreaCoating Area_Residential_Exterior 229065 183252

Water Mitigation - 

Area Mitigation - SCAQMD Rule 1113

Table Name Column Name Default Value New Value

Woodstoves - SCAQMD Rule 445: Woodburning Devices

Area Coating - SCAQMD Rule 1113

Water And Wastewater - Mesa Consolidated Water District 2011. May. 2010 Urban Water Management Plan. CalEEMod Appendix D.

Solid Waste - CalRecycle 2013.

Energy Mitigation - 
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF MCY 4.7130e-003 5.9940e-003

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF LHD2 5.8820e-003 7.1000e-004

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LHD1 0.04 4.9860e-003

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT2 0.19 0.24

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDT1 0.06 0.07

tblVehicleEF LDA 0.51 0.65

tblVehicleEF LDA 0.51 0.65

tblVehicleEF HHD 0.01 0.00

tblVehicleEF HHD 0.01 0.00

tblSolidWaste SolidWasteGenerationRate 47.15 117.00

tblVehicleEF HHD 0.01 0.00

tblProjectCharacteristics OperationalYear 2014 2016

tblSolidWaste SolidWasteGenerationRate 62.10 366.00

tblLandUse Population 255.00 243.00

tblLandUse Population 120.00 115.00

tblLandUse Population 132.00 126.00
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00

tblWater AerobicPercent 87.46 100.00

tblWater AerobicPercent 87.46 100.00

tblVehicleTrips WD_TR 6.59 7.66

tblVehicleTrips WD_TR 9.57 12.10

tblVehicleTrips SU_TR 6.07 5.03

tblVehicleTrips SU_TR 8.77 8.89

tblVehicleTrips ST_TR 7.16 6.13

tblVehicleTrips ST_TR 10.08 10.55

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF UBUS 2.1410e-003 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF SBUS 5.0900e-004 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF OBUS 1.4280e-003 0.00

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF MHD 0.02 1.8440e-003

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MH 2.2390e-003 0.00

tblVehicleEF MDV 0.15 0.02

tblVehicleEF MDV 0.15 0.02
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

123.9501 2,264.210

8

2,388.1609 6.0069 0.0191 2,520.23971.8286 0.1962 2.0249 0.4856 0.1952 0.6808Total 2.3454 1.0611 11.5583 0.0257

5.0253 117.4560 122.4813 0.0227 0.0121 126.69200.0000 0.0000 0.0000 0.0000Water

98.0446 0.0000 98.0446 5.7943 0.0000 219.72440.0000 0.0000 0.0000 0.0000Waste

0.0000 1,632.971
0

1,632.9710 0.0726 0.0000 1,634.49561.8286 0.0126 1.8413 0.4856 0.0116 0.4972Mobile 0.7377 0.8695 8.6855 0.0215

0.0000 435.8793 435.8793 0.0153 5.7200e-
003

437.97340.0125 0.0125 0.0125 0.0125Energy 0.0181 0.1543 0.0657 9.9000e-
004

20.8801 77.9046 98.7847 0.1021 1.3700e-
003

101.35430.1712 0.1712 0.1711 0.1711Area 1.5897 0.0373 2.8072 3.2200e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

2.2 Overall Operational

Unmitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

2.0 Emissions Summary

tblWater SepticTankPercent 10.33 0.00

tblWater SepticTankPercent 10.33 0.00

tblWater OutdoorWaterUseRate 5,545,174.14 15,456,090.00

tblWater OutdoorWaterUseRate 1,725,165.29 4,840,751.00

tblWater IndoorWaterUseRate 8,795,793.46 10,659,886.00

tblWater IndoorWaterUseRate 2,736,469.08 3,543,927.00

tblWater AnaerobicandFacultativeLagoonsPerce
nt

2.21 0.00
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

0.81 2.37 2.29 0.08 15.83 2.210.00 1.28 0.12 0.00 1.29 0.37

NBio-CO2 Total CO2 CH4 N20 CO2e

Percent 

Reduction

-3.23 2.94 0.11 0.78

Exhaust 

PM10

PM10 

Total

Fugitive 

PM2.5

Exhaust 

PM2.5

PM2.5 

Total

Bio- CO2ROG NOx CO SO2 Fugitive 

PM10

122.9450 2,210.499

4

2,333.4445 6.0019 0.0161 2,464.47801.8286 0.1937 2.0224 0.4856 0.1927 0.6783Total 2.4211 1.0299 11.5451 0.0255

4.0203 102.9345 106.9547 0.0185 9.7100e-
003

110.35200.0000 0.0000 0.0000 0.0000Water

98.0446 0.0000 98.0446 5.7943 0.0000 219.72440.0000 0.0000 0.0000 0.0000Waste

0.0000 1,632.971
0

1,632.9710 0.0726 0.0000 1,634.49561.8286 0.0126 1.8413 0.4856 0.0116 0.4972Mobile 0.7377 0.8695 8.6855 0.0215

0.0000 396.6894 396.6894 0.0144 5.0300e-
003

398.55179.9600e-
003

9.9600e-
003

9.9600e-
003

9.9600e-
003

Energy 0.0144 0.1232 0.0524 7.9000e-
004

20.8801 77.9046 98.7847 0.1021 1.3700e-
003

101.35430.1712 0.1712 0.1711 0.1711Area 1.6690 0.0373 2.8072 3.2200e-
003

Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated Operational

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

Total 1,542.30 1,270.65 1,052.43 4,898,526 4,898,526
Single Family Housing 508.20 443.10 373.38 1,639,003 1,639,003

Parking Lot 0.00 0.00 0.00
Other Non-Asphalt Surfaces 0.00 0.00 0.00

Other Asphalt Surfaces 0.00 0.00 0.00
Condo/Townhouse 352.36 281.98 231.38 1,110,652 1,110,652

Annual VMT

Condo/Townhouse 681.74 545.57 447.67 2,148,871 2,148,871

4.2 Trip Summary Information

Average Daily Trip Rate Unmitigated Mitigated
Land Use Weekday Saturday Sunday Annual VMT

0.0000 1,632.971
0

1,632.9710 0.0726 0.0000 1,634.49561.8286 0.0126 1.8413 0.4856 0.0116 0.4972Unmitigated 0.7377 0.8695 8.6855 0.0215

0.0000 1,632.971
0

1,632.9710 0.0726 0.0000 1,634.49561.8286 0.0126 1.8413 0.4856 0.0116 0.4972Mitigated 0.7377 0.8695 8.6855 0.0215

NBio- CO2 Total CO2 CH4 N2O CO2e

Category tons/yr MT/yr

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2

4.0 Operational Detail - Mobile

4.1 Mitigation Measures Mobile

ROG NOx CO SO2 Fugitive 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

0.000000 0.000000 0.005994 0.000000 0.000000

SBUS MH

0.649945 0.072781 0.243690 0.020050 0.004986 0.000710 0.001844 0.000000

LHD2 MHD HHD OBUS UBUS MCY

19.20 40.60 86 11 3

LDA LDT1 LDT2 MDV LHD1

0.00 0.00 0 0 0

Single Family Housing 14.70 5.90 8.70 40.20

0.00 0.00 0 0 0

Parking Lot 16.60 8.40 6.90 0.00

0.00 0.00 0 0 0

Other Non-Asphalt Surfaces 16.60 8.40 6.90 0.00

19.20 40.60 86 11 3

Other Asphalt Surfaces 16.60 8.40 6.90 0.00

19.20 40.60 86 11 3

Condo/Townhouse 14.70 5.90 8.70 40.20

H-S or C-C H-O or C-NW Primary Diverted Pass-by

Condo/Townhouse 14.70 5.90 8.70 40.20

4.3 Trip Type Information

Miles Trip % Trip Purpose %

Land Use H-W or C-W H-S or C-C H-O or C-NW H-W or C-
W
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

178.7423 178.7423 3.4300e-
003

3.2800e-
003

179.83010.0125 0.0125 0.0125 0.0125 0.0000

2.7300e-
003

2.6100e-
003

143.5001

NaturalGas 
Unmitigated

0.0181 0.1543 0.0657 9.9000e-
004

9.9600e-
003

9.9600e-
003

0.0000 142.6321 142.6321

258.1432

NaturalGas 
Mitigated

0.0144 0.1232 0.0524 7.9000e-
004

9.9600e-
003

9.9600e-
003

0.0000 0.0000 257.1369 257.1369 0.0118 2.4500e-
003

0.0000 0.0000 0.0000

254.0573 254.0573 0.0117 2.4200e-
003

255.0516

Electricity 
Unmitigated

0.0000 0.0000 0.0000 0.0000 0.0000

Category tons/yr MT/yr

Electricity Mitigated

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

4.4 Fleet Mix

Historical Energy Use: N

5.1 Mitigation Measures Energy

Exceed Title 24

ROG NOx CO SO2

5.0 Energy Detail
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

179.83010.0125 0.0000 178.7423 178.7423 3.4200e-

003

3.2800e-

003

9.8000e-

004

0.0125 0.0125 0.0125

64.7360 1.2400e-
003

1.1900e-
003

65.1300

Total 0.0181 0.1543 0.0657

4.5200e-
003

4.5200e-
003

4.5200e-
003

0.0000 64.7360

0.0000

Single Family 
Housing

1.21311e+
006

6.5400e-
003

0.0559 0.0238 3.6000e-
004

4.5200e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000

Parking Lot 0 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000

Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000

38.8466 7.4000e-
004

7.1000e-
004

39.0830

Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000

2.7100e-
003

2.7100e-
003

2.7100e-
003

0.0000 38.8466

75.6171

Condo/Townhouse 727958 3.9300e-
003

0.0335 0.0143 2.1000e-
004

2.7100e-
003

5.2500e-
003

0.0000 75.1597 75.1597 1.4400e-
003

1.3800e-
003

4.1000e-
004

5.2500e-
003

5.2500e-
003

5.2500e-
003

Condo/Townhouse 1.40844e+
006

7.5900e-
003

0.0649 0.0276

Total CO2 CH4 N2O CO2e

Land Use kBTU/yr tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Unmitigated

NaturalGa
s Use

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

5.2 Energy by Land Use - NaturalGas
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

143.50019.9600e-

003

0.0000 142.6321 142.6321 2.7300e-

003

2.6200e-

003

7.9000e-

004

9.9600e-

003

9.9600e-

003

9.9600e-

003

59.8737 1.1500e-
003

1.1000e-
003

60.2380

Total 0.0144 0.1232 0.0524

4.1800e-
003

4.1800e-
003

4.1800e-
003

0.0000 59.8737

52.1278

Condo/Townhouse 1.12199e+
006

6.0500e-
003

0.0517 0.0220 3.3000e-
004

4.1800e-
003

3.6200e-
003

0.0000 51.8125 51.8125 9.9000e-
004

9.5000e-
004

2.9000e-
004

3.6200e-
003

3.6200e-
003

3.6200e-
003

0.0000 0.0000 0.0000 0.0000

Single Family 
Housing

970930 5.2400e-
003

0.0447 0.0190

0.0000 0.0000 0.0000 0.0000 0.0000

0.0000

Parking Lot 0 0.0000 0.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000

Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000

0.0000 0.0000 0.0000 0.0000 0.0000

31.1343

Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000 0.0000

2.1600e-
003

0.0000 30.9459 30.9459 5.9000e-
004

5.7000e-
004

1.7000e-
004

2.1600e-
003

2.1600e-
003

2.1600e-
003

Land Use kBTU/yr tons/yr MT/yr

Condo/Townhouse 579905 3.1300e-
003

0.0267 0.0114

Bio- CO2 NBio- CO2 Total CO2 CH4 N2O CO2eFugitive 
PM10

Exhaust 
PM10

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Mitigated

NaturalGa
s Use

ROG NOx CO SO2
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

258.1432Total 257.1369 0.0118 2.4500e-

003

4.8737

Single Family 
Housing

297766 85.2108 3.9200e-
003

8.1000e-
004

85.5443

Parking Lot 16964.6 4.8547 2.2000e-
004

5.0000e-
005

0.0000

Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000

57.1508

Condo/Townhouse 384892 110.1434 5.0600e-
003

1.0500e-
003

110.5744

Land Use kWh/yr t
o
n

MT/yr

Condo/Townhouse 198933 56.9280 2.6200e-
003

5.4000e-
004

5.3 Energy by Land Use - Electricity

Unmitigated

Electricity 
Use

Total CO2 CH4 N2O CO2e
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

255.0516Total 254.0573 0.0117 2.4300e-

003

4.8737

Single Family 
Housing

293660 84.0359 3.8600e-
003

8.0000e-
004

84.3648

Parking Lot 16964.6 4.8547 2.2000e-
004

5.0000e-
005

0.0000

Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000

56.4993

Condo/Townhouse 380504 108.8877 5.0100e-
003

1.0400e-
003

109.3138

Land Use kWh/yr t
o
n

MT/yr

Condo/Townhouse 196665 56.2790 2.5900e-
003

5.4000e-
004

Mitigated

Electricity 
Use

Total CO2 CH4 N2O CO2e
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

20.8801 77.9046 98.7847 0.1021 1.3700e-
003

101.35430.1712 0.1712 0.1711 0.1711Unmitigated 1.5897 0.0373 2.8072 3.2200e-
003

20.8801 77.9046 98.7847 0.1021 1.3700e-
003

101.35430.1712 0.1712 0.1711 0.1711Mitigated 1.6690 0.0373 2.8072 3.2200e-
003

CH4 N2O CO2e

Category tons/yr MT/yr

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2 Total CO2

Use Low VOC Paint - Non-Residential Exterior

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10

PM10 
Total

6.0 Area Detail

6.1 Mitigation Measures Area

Use Low VOC Paint - Residential Interior

Use Low VOC Paint - Residential Exterior

Use Low VOC Paint - Non-Residential Interior
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

20.8801 77.9046 98.7847 0.1021 1.3700e-

003

101.35430.1712 0.1712 0.1711 0.1711Total 1.5897 0.0372 2.8072 3.2200e-

003

0.0000 2.9818 2.9818 3.0400e-
003

0.0000 3.04569.9800e-
003

9.9800e-
003

9.9800e-
003

9.9800e-
003

Landscaping 0.0583 0.0217 1.8508 1.0000e-
004

20.8801 74.9228 95.8029 0.0991 1.3700e-
003

98.30870.1612 0.1612 0.1611 0.1611Hearth 0.1128 0.0156 0.9563 3.1200e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

1.2959

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

0.1227

Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

6.2 Area by SubCategory

Unmitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

20.8801 77.9046 98.7847 0.1021 1.3700e-

003

101.35430.1712 0.1712 0.1711 0.1711Total 1.6690 0.0372 2.8072 3.2200e-

003

0.0000 2.9818 2.9818 3.0400e-
003

0.0000 3.04569.9800e-
003

9.9800e-
003

9.9800e-
003

9.9800e-
003

Landscaping 0.0583 0.0217 1.8508 1.0000e-
004

20.8801 74.9228 95.8029 0.0991 1.3700e-
003

98.30870.1612 0.1612 0.1611 0.1611Hearth 0.1128 0.0156 0.9563 3.1200e-
003

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Consumer 
Products

1.2959

0.0000 0.0000 0.0000 0.0000 0.0000 0.00000.0000 0.0000 0.0000 0.0000Architectural 
Coating

0.2020

Total CO2 CH4 N2O CO2e

SubCategory tons/yr MT/yr

PM10 
Total

Fugitive 
PM2.5

Exhaust 
PM2.5

PM2.5 
Total

Bio- CO2 NBio- CO2

Mitigated

ROG NOx CO SO2 Fugitive 
PM10

Exhaust 
PM10
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

Unmitigated 122.4813 0.0227 0.0121 126.6920

Category t
o
n

MT/yr

Mitigated 106.9547 0.0185 9.7100e-
003

110.3520

Use Water Efficient Irrigation System

Total CO2 CH4 N2O CO2e

7.0 Water Detail

7.1 Mitigation Measures Water

Install Low Flow Bathroom Faucet

Install Low Flow Kitchen Faucet

Install Low Flow Toilet

Install Low Flow Shower
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

30.8972

Total 122.4813 0.0227 0.0121 126.6920

Single Family 
Housing

3.54393 / 
4.84075

29.8494 5.6300e-
003

3.0000e-
003

0.0000

Parking Lot 0 / 0 0.0000 0.0000 0.0000 0.0000

Other Non-Asphalt 
Surfaces

0 / 0 0.0000 0.0000 0.0000

95.7948

Other Asphalt 
Surfaces

0 / 0 0.0000 0.0000 0.0000 0.0000

Land Use Mgal t
o
n

MT/yr

Condo/Townhouse 10.6599 / 
15.4561

92.6319 0.0171 9.0500e-
003

7.2 Water by Land Use

Unmitigated

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

 Unmitigated 98.0446 5.7943 0.0000 219.7244

t
o
n

MT/yr

 Mitigated 98.0446 5.7943 0.0000 219.7244

8.0 Waste Detail

8.1 Mitigation Measures Waste

Category/Year

Total CO2 CH4 N2O CO2e

26.8638

Total 106.9547 0.0185 9.7100e-

003

110.3520

Single Family 
Housing

2.83514 / 
4.54547

26.0188 4.5800e-
003

2.4200e-
003

0.0000

Parking Lot 0 / 0 0.0000 0.0000 0.0000 0.0000

Other Non-Asphalt 
Surfaces

0 / 0 0.0000 0.0000 0.0000

83.4882

Other Asphalt 
Surfaces

0 / 0 0.0000 0.0000 0.0000 0.0000

Land Use Mgal t
o
n

MT/yr

Condo/Townhouse 8.52791 / 
14.5133

80.9359 0.0139 7.2900e-
003

Mitigated

Indoor/Out
door Use

Total CO2 CH4 N2O CO2e
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

53.2252

Total 98.0446 5.7943 0.0000 219.7243

Single Family 
Housing

117 23.7499 1.4036 0.0000

0.0000

Parking Lot 0 0.0000 0.0000 0.0000 0.0000

Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000

166.4992

Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

Land Use tons t
o
n

MT/yr

Condo/Townhouse 366 74.2947 4.3907 0.0000

8.2 Waste by Land Use

Unmitigated

Waste 
Disposed

Total CO2 CH4 N2O CO2e
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Annual

Load Factor Fuel Type

10.0 Vegetation

9.0 Operational Offroad

Equipment Type Number Hours/Day Days/Year Horse Power

53.2252

Total 98.0446 5.7943 0.0000 219.7243

Single Family 
Housing

117 23.7499 1.4036 0.0000

0.0000

Parking Lot 0 0.0000 0.0000 0.0000 0.0000

Other Non-Asphalt 
Surfaces

0 0.0000 0.0000 0.0000

166.4992

Other Asphalt 
Surfaces

0 0.0000 0.0000 0.0000 0.0000

Land Use tons t
o
n

MT/yr

Condo/Townhouse 366 74.2947 4.3907 0.0000

Mitigated

Waste 
Disposed

Total CO2 CH4 N2O CO2e

A-366



0.00 0.00 0.00 0.00

12.90

Water Outdoor 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 20.00 12.36 12.68 18.55 19.42

20.20 20.18 20.12 20.20

Water Indoor 0.00 0.00 0.00 0.00 0.00

0.00

Natural Gas 20.16 20.20 20.20 19.39 20.19 20.19 0.00 20.20

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00

Mobile 0.00 0.00 0.00 0.00 0.00

0.00

Landscaping 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00 0.00 0.00

1.20 1.18 0.82 1.20

Hearth 0.00 0.00 0.00 0.00 0.00

0.00

Electricity 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1.20

0.00 0.00 0.00 0.00 0.00 0.00

0.00 0.00 0.00 0.00

Consumer Products 0.00 0.00 0.00 0.00 0.00

Percent Reduction

Architectural Coating -64.66 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Bio- CO2 NBio- CO2
Total 
CO2 CH4 N2O CO2e

Operational Percent Reduction Summary

Category ROG NOx CO SO2
Exhaust 
PM10

Exhaust 
PM2.5

CalEEMod Version: CalEEMod.2013.2.2

Date: 2/5/2015 10:21 AM

Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Mitigation Report
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Mitigation Report

No Transit Improvements Increase Transit Frequency 0.00

No Transit Improvements Expand Transit Network 0.00

No Transit Improvements Provide BRT System 0.00

Parking Policy Pricing Parking Policy Pricing Subtotal 0.00

No Parking Policy Pricing On-street Market Pricing 0.00

No Parking Policy Pricing Unbundle Parking Costs 0.00

No Parking Policy Pricing Limit Parking Supply 0.00

Neighborhood Enhancements Neighborhood Enhancements Subtotal 0.00

No Neighborhood Enhancements Implement NEV Network 0.00

No Neighborhood Enhancements Provide Traffic Calming Measures

No Neighborhood Enhancements Improve Pedestrian Network

Land Use Land Use SubTotal 0.00

No Land Use Integrate Below Market Rate Housing 0.00

No Land Use Increase Transit Accessibility 0.25

No Land Use Improve Destination Accessibility 0.00

No Land Use Improve Walkability Design 0.00

No Land Use Increase Diversity 0.16 0.42

Input Value 3

No Land Use Increase Density 0.00

Mitigation 
Selected

Category Measure % Reduction Input Value 1 Input Value 2

Operational Mobile Mitigation

Project Setting:
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Mitigation Report

Total VMT Reduction 0.00

No School Trip Implement School Bus Program 0.00

Commute Commute Subtotal 0.00

No Commute Provide Ride Sharing Program

No Commute Employee Vanpool/Shuttle 0.00 2.00

No Commute Market Commute Trip Reduction Option 0.00

No Commute Encourage Telecommuting and Alternative 
Work Schedules

0.00

No Commute Workplace Parking Charge

No Commute Implement Employee Parking "Cash Out"

No Commute Transit Subsidy

No Commute Implement Trip Reduction Program

Land Use and Site Enhancement Subtotal 0.00

Transit Improvements Transit Improvements Subtotal 0.00
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Mitigation Report

No % Electric Chainsaw 0.00

No % Electric Lawnmower 0.00

No % Electric Leafblower 0.00

Yes Use Low VOC Paint (Non-residential Interior) 100.00

Yes Use Low VOC Paint (Non-residential Exterior) 100.00

Yes Use Low VOC Paint (Residential Interior) 100.00

Yes Use Low VOC Paint (Residential Exterior) 100.00

No No Hearth

No Use Low VOC Cleaning Supplies

Area Mitigation

Measure Implemented Mitigation Measure Input Value

No Only Natural Gas Hearth
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Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Mitigation Report

Fan 50.00

Refrigerator 15.00

ClothWasher 30.00

DishWasher 15.00

No On-site Renewable

Appliance Type Land Use Subtype % Improvement

Yes Exceed Title 24 25.00

No Install High Efficiency Lighting

Energy Mitigation  Measures

Measure Implemented Mitigation Measure Input Value 1 Input Value 2

A-371



Costa Mesa 17th Street Live-Work Project (Operation-Project)

Orange County, Mitigation Report

Institute Recycling and Composting Services
Percent Reduction in Waste Disposed

No Water Efficient Landscape 0.00 0.00

Solid Waste Mitigation

Mitigation Measures Input Value

No Turf Reduction 0.00

Yes Use Water Efficient Irrigation Systems 6.10

Yes Install low-flow Toilet 20.00

Yes Install low-flow Shower 20.00

Yes Install low-flow bathroom faucet 32.00

Yes Install low-flow Kitchen faucet 18.00

No Use Reclaimed Water 0.00 0.00

No Use Grey Water 0.00

Water Mitigation  Measures

Measure Implemented Mitigation Measure Input Value 1 Input Value 2

No Apply Water Conservation on Strategy 0.00 0.00
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 1.50 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 8 3 1.5
NOx 112 Graders 0.5 0.0625 0 0 0

CO 804  Dozers 0.5 0.0625 0 0 0
PM10 5.50 Scrapers 1 0.125 0 0 0

PM2.5 4.00 Acres 1.50

Acres 25 50 100 200 500

NOx 1 92 93 108 140 219
2 131 128 139 165 235

112 111 124 153 227
CO 1 647 738 1090 2096 6841

2 962 1089 1506 2615 7493
805 914 1298 2356 7167

PM10 1 4 13 27 54 135
2 7 21 35 62 144

6 17 31 58 140
PM2.5 1 3 5 9 22 76

2 5 7 12 26 83
4 6 11 24 80

North Coastal Orange County
1.50 Acres

25 50 100 200 500

NOx 112 111 124 153 227
CO 805 914 1298 2356 7167

PM10 6 17 31 58 140
PM2.5 4 6 11 24 80

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 1 18 2

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Building Demolition
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 1.00 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 8 2 1
NOx 92 Graders 0.5 0.0625 0 0 0

CO 647  Dozers 0.5 0.0625 0 0 0
PM10 4.00 Scrapers 1 0.125 0 0 0

PM2.5 3.00 Acres 1.00

Acres 25 50 100 200 500

NOx 1 92 93 108 140 219
1 92 93 108 140 219

92 93 108 140 219
CO 1 647 738 1090 2096 6841

1 647 738 1090 2096 6841
647 738 1090 2096 6841

PM10 1 4 13 27 54 135
1 4 13 27 54 135

4 13 27 54 135
PM2.5 1 3 5 9 22 76

1 3 5 9 22 76
3 5 9 22 76

North Coastal Orange County
1.00 Acres

25 50 100 200 500

NOx 92 93 108 140 219
CO 647 738 1090 2096 6841

PM10 4 13 27 54 135
PM2.5 3 5 9 22 76

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 1 18 1

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Asphalt Demolition
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 3.50 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 8 4 2
NOx 164 Graders 0.5 0.0625 0 0 0

CO 1,336  Dozers 0.5 0.0625 8 3 1.5
PM10 10.49 Scrapers 1 0.125 0 0 0

PM2.5 7.00 Acres 3.50

Acres 25 50 100 200 500

NOx 3 153 149 160 184 249
4 175 169 181 204 264

164 159 171 194 257
CO 3 1212 1347 1822 3039 8086

4 1461 1606 2139 3464 8679
1337 1477 1981 3252 8383

PM10 3 9 29 42 70 152
4 12 36 50 77 159

11 33 46 74 156
PM2.5 3 6 8 14 29 89

4 8 10 16 32 95
7 9 15 31 92

North Coastal Orange County
3.50 Acres

25 50 100 200 500

NOx 164 159 171 194 257
CO 1337 1477 1981 3252 8383

PM10 11 33 46 74 156
PM2.5 7 9 15 31 92

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 3 18 4

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Site Preparation
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 2.50 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 8 3 1.5
NOx 142 Graders 0.5 0.0625 8 1 0.5

CO 1,087  Dozers 0.5 0.0625 8 1 0.5
PM10 8.16 Scrapers 1 0.125 0 0 0

PM2.5 5.67 Acres 2.50

Acres 25 50 100 200 500

NOx 2 131 128 139 165 235
3 153 149 160 184 249

142 138 150 175 242
CO 2 962 1089 1506 2615 7493

3 1212 1347 1822 3039 8086
1087 1218 1664 2827 7790

PM10 2 7 21 35 62 144
3 9 29 42 70 152

8 25 39 66 148
PM2.5 2 5 7 12 26 83

3 6 8 14 29 89
6 8 13 28 86

North Coastal Orange County
2.50 Acres

25 50 100 200 500

NOx 142 138 150 175 242
CO 1087 1218 1664 2827 7790

PM10 8 25 39 66 148
PM2.5 6 8 13 28 86

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 2 18 3

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Grading
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 2.50 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 8 3 1.5
NOx 142 Graders 0.5 0.0625 8 1 0.5

CO 1,087  Dozers 0.5 0.0625 8 1 0.5
PM10 8.16 Scrapers 1 0.125 0 0 0

PM2.5 5.67 Acres 2.50

Acres 25 50 100 200 500

NOx 2 131 128 139 165 235
3 153 149 160 184 249

142 138 150 175 242
CO 2 962 1089 1506 2615 7493

3 1212 1347 1822 3039 8086
1087 1218 1664 2827 7790

PM10 2 7 21 35 62 144
3 9 29 42 70 152

8 25 39 66 148
PM2.5 2 5 7 12 26 83

3 6 8 14 29 89
6 8 13 28 86

North Coastal Orange County
2.50 Acres

25 50 100 200 500

NOx 142 138 150 175 242
CO 1087 1218 1664 2827 7790

PM10 8 25 39 66 148
PM2.5 6 8 13 28 86

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 2 18 3

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Grading + Wet Utility Trenching & Installation
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 2.50 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 8 3 1.5
NOx 142 Graders 0.5 0.0625 8 1 0.5

CO 1,087  Dozers 0.5 0.0625 8 1 0.5
PM10 8.16 Scrapers 1 0.125 0 0 0

PM2.5 5.67 Acres 2.50

Acres 25 50 100 200 500

NOx 2 131 128 139 165 235
3 153 149 160 184 249

142 138 150 175 242
CO 2 962 1089 1506 2615 7493

3 1212 1347 1822 3039 8086
1087 1218 1664 2827 7790

PM10 2 7 21 35 62 144
3 9 29 42 70 152

8 25 39 66 148
PM2.5 2 5 7 12 26 83

3 6 8 14 29 89
6 8 13 28 86

North Coastal Orange County
2.50 Acres

25 50 100 200 500

NOx 142 138 150 175 242
CO 1087 1218 1664 2827 7790

PM10 8 25 39 66 148
PM2.5 6 8 13 28 86

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 2 18 3

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Grading + Asphalt Paving
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 0.00 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 0 0 0
NOx 92 Graders 0.5 0.0625 0 0 0

CO 647  Dozers 0.5 0.0625 0 0 0
PM10 4.00 Scrapers 1 0.125 0 0 0

PM2.5 3.00 Acres 0.00

Acres 25 50 100 200 500

NOx 1 92 93 108 140 219
1 92 93 108 140 219

92 93 108 140 219
CO 1 647 738 1090 2096 6841

1 647 738 1090 2096 6841
647 738 1090 2096 6841

PM10 1 4 13 27 54 135
1 4 13 27 54 135

4 13 27 54 135
PM2.5 1 3 5 9 22 76

1 3 5 9 22 76
3 5 9 22 76

North Coastal Orange County
0.00 Acres

25 50 100 200 500

NOx 92 93 108 140 219
CO 647 738 1090 2096 6841

PM10 4 13 27 54 135
PM2.5 3 5 9 22 76

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 1 18 1

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Asphalt Paving
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 0.00 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 0 0 0
NOx 92 Graders 0.5 0.0625 0 0 0

CO 647  Dozers 0.5 0.0625 0 0 0
PM10 4.00 Scrapers 1 0.125 0 0 0

PM2.5 3.00 Acres 0.00

Acres 25 50 100 200 500

NOx 1 92 93 108 140 219
1 92 93 108 140 219

92 93 108 140 219
CO 1 647 738 1090 2096 6841

1 647 738 1090 2096 6841
647 738 1090 2096 6841

PM10 1 4 13 27 54 135
1 4 13 27 54 135

4 13 27 54 135
PM2.5 1 3 5 9 22 76

1 3 5 9 22 76
3 5 9 22 76

North Coastal Orange County
0.00 Acres

25 50 100 200 500

NOx 92 93 108 140 219
CO 647 738 1090 2096 6841

PM10 4 13 27 54 135
PM2.5 3 5 9 22 76

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 1 18 1

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Dry Utility Trenching & Installation
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 1.31 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 7 3 1.3125
NOx 104 Graders 0.5 0.0625 0 0 0

CO 745  Dozers 0.5 0.0625 0 0 0
PM10 4.93 Scrapers 1 0.125 0 0 0

PM2.5 3.62 Acres 1.31

Acres 25 50 100 200 500

NOx 1 92 93 108 140 219
2 131 128 139 165 235

104 104 118 148 224
CO 1 647 738 1090 2096 6841

2 962 1089 1506 2615 7493
745 848 1220 2258 7045

PM10 1 4 13 27 54 135
2 7 21 35 62 144

5 16 30 57 138
PM2.5 1 3 5 9 22 76

2 5 7 12 26 83
4 6 10 23 78

North Coastal Orange County
1.31 Acres

25 50 100 200 500

NOx 104 104 118 148 224
CO 745 848 1220 2258 7045

PM10 5 16 30 57 138
PM2.5 4 6 10 23 78

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 1 18 2

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Building Construction
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SRA No. Acres

Source 
Receptor 
Distance 
(meters)

Source 
Receptor 

Distance (Feet)
18 1.31 25 82

Source Receptor North Coastal Orange CountyEquipment Acres/8-hr Day Daily hours Equipment Used Acres

Distance (meters) 25 Tractors 0.5 0.0625 7 3 1.3125
NOx 104 Graders 0.5 0.0625 0 0 0

CO 745  Dozers 0.5 0.0625 0 0 0
PM10 4.93 Scrapers 1 0.125 0 0 0

PM2.5 3.62 Acres 1.31

Acres 25 50 100 200 500

NOx 1 92 93 108 140 219
2 131 128 139 165 235

104 104 118 148 224
CO 1 647 738 1090 2096 6841

2 962 1089 1506 2615 7493
745 848 1220 2258 7045

PM10 1 4 13 27 54 135
2 7 21 35 62 144

5 16 30 57 138
PM2.5 1 3 5 9 22 76

2 5 7 12 26 83
4 6 10 23 78

North Coastal Orange County
1.31 Acres

25 50 100 200 500

NOx 104 104 118 148 224
CO 745 848 1220 2258 7045

PM10 5 16 30 57 138
PM2.5 4 6 10 23 78

Acre Below Acre Above

SRA No. Acres SRA No. Acres
18 1 18 2

Distance Increment Below

25
Distance Increment Above

25 Updated: 10/21/2009 - Table C-1. 2006 – 2008

Construction Localized Significance Thresholds: Building Construction + Architectural Coating
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WRPLOT View - Lakes Environmental Software

WIND ROSE PLOT:

Costa Mesa Monitoring Station
1/1/2007-12/31/2011

COMMENTS: COMPANY NAME:

MODELER:

DATE:

2/10/2015

PROJECT NO.:

CSM-07.0

NORTH

SOUTH

WEST EAST

4%

8%

12%

16%

20%

WIND SPEED 
(m/s)

 >= 11.1

  8.8 - 11.1

  5.7 -  8.8

  3.6 -  5.7

  2.1 -  3.6

  0.5 -  2.1

Calms: 0.40%

TOTAL COUNT:

43062 hrs.

CALM WINDS:

0.40%

DATA PERIOD:

Start Date: 1/1/2007 - 00:00
End Date: 12/31/2011 - 23:00

AVG. WIND SPEED:

1.39 m/s

DISPLAY:

 Wind Speed
Flow Vector (blowing to)
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Water Boards 

Santa Ana Regional Water Quality Control Board 

April14, 2014 

John Glover 
Seventeenth Street Realty LLC 
671 West 1ih Street 
Costa Mesa, California 92626 
john@gloverjsg.com 

SUBJECT: NO FURTHER ACTION 
J.C. CARTER COMPANY FACILITY 
617 W. SEVENTEENTH STREET 
COSTA MESA, ORANGE COUNTY, GID T0605900153 

Dear Mr. Glover: 

This letter confirms the completion of the site investigation and remedial action for the 
underground storage tanks (USTs) formerly located at the above-described location. 
Enclosed is the Case Closure Summary for the referenced site for your records. The 
summary contains important information regarding site management conditions. 

Based upon the available information, including current land use, and with the provision 
that the information provided to this agency is accurate and representative of site 
conditions, no further action related to the unauthorized releases at this site is required. 

This notice is issued pursuant to a regulation contained in Title 23, California Code of 
Regulations, Division 3, Chapter 16, Section 2721(e). Please be aware that claims for 
reimbursement of corrective action costs submitted to the UST Cleanup Fund more than 
365 days after the date of this letter or issuance or activation of the Fund's Letter of 
Commitment, whichever occurs later, will not be reimbursed unless one of the following 
conditions applies: 

• Claims are submitted pursuant to Section 2599.57, subdivision (k) (reopened UST 
case); or 

• Submission within the timeframe was beyond the claimant's reasonable control, 
ongoing work is required for closure that will result in the submission of claims 
beyond that time period, or that under the circumstances of the case, it would be 
unreasonable or inequitable to impose the 365-day time period. 
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Mr. John Glover, Former J.C. Carter Facility - 2-
671 W. Seventeenth St., Costa Mesa 

April14, 2014 

Please contact Kenneth Williams of our office at (951) 782-4496 if you have any questions 
regarding this matter. 

Sincerely, 

p v. (5L;tJ_)) 
Kurt V. Berchtold 
Executive Officer 

Enclosure: Case Summary 

cc: Pam Andes, AMLGM&N LLP, PAndes@allenmatkins.com 
Jon Lovegreen, Tetratech, Jon.Lovegreen@tetratech.com 
Rob Wolf, Greenbriar Equity, rwolf@greenbriarequity.com 
James Reilly, ATLAS COPCO, 3037 Industrial Parkway, Santa Maria, CA 93455 
Jamie Danishment, CAR MART, 671 W. 171h St., Bldg. 1, Costa Mesa, CA 92627 
Louis Buchino, JC Carter, 26451 Curtiss Wright Pkwy, #106, Richmond Hts, OH 44143 
Marta Flores, Taylor Morrison, 81051rvine Ctr Dr, #1450, Irvine, CA 92618 
John Hodges, Joe Carlos Plumbing, 2519 Columbia Dr., Costa Mesa, CA 92626 
John Morehart, 126 Properties LLC, 3735B Diamondhead, Honolulu, HI 96815 
Roger Glazer, Roger Glazer, 648 Harbor Island Dr., Newport Beach, CA 92660 
Manouch Moshayedi, 1645 Superior LLC, 2121 Bayside Dr., Corona del Mar, CA 92625 
Robert Woods, Robert Woods, 1 Stagecoach Rd., Rolling Hills Estates, CA 90274 
C.K. Allen, C.K. Allen, 1967 Rosemary Place, Costa Mesa, CA 92627 
Richard Hoegler, Mesa Business Park, 17491 Irvine Blvd., #100, Tustin, CA 92780 
Graham and Susan Reed, 18208 Santa Arabella, Fountain Valley, CA 92708 
Pacific Mesa Properties, 670 W. 1ih St., #D4, Costa Mesa, CA 92627 
Roy Herndon, OCWD, rherndon@ocwd.com 
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671 W. Seventeenth Street 
Costa Mesa 

I. AGENCY INFORMATION 

- 1 - April14, 2014 

CASE SUMMARY 

Agency: CA Regional Water Quality Control Board, Santa Ana Region Address: 3737 Main St., Suite 500 

City/state/zip: Riverside, CA 92501-3348 Phone: (951) 782-4130 

Staff: Rose Scott Title: Engineering Geologist 

II. CASE INFORMATION 

Site Name: J.C. Carter 

Location: 671 West Seventeenth Street, Costa Mesa 

Case Nos. RB ID: 083000202T, GlobaiiD: T0605900153 

Responsible Parties Address Phone Number 

J.C. Carter Company 671 West Seventeenth Street, Costa Mesa NA 

Tank No. Size In Gallons Contents Closed in-place Removed? Date 

1 2,000 Waste Oil Removed/Replaced March 1986 

2 1,000 Diesel Fuel Closed in place August 1990 

Ill. RELEASE AND SITE CHARACTERIZATION INFORMATION 

Causes & Types of Releases: Waste oil and diesel fuel tank releases and past solvent disposal practices. 

Closure Request Date: September 30, 2013 Site characterization complete: YES [ x ] NO [ ) 

Surface Water Affected? YES [ ] NO [ x] Nearest Surface Waters: Newport Bay - 1 mile south, 
Santa Ana River 
-1.5 miles west 

Monitoring Wells installed: YES[x] NO [ ] Proper screened interval: YES [ x ] NO [ ] NA[ ] 

Depth to Groundwater: -24 feet Flow Direction: south 

Groundwater Management Zone: Orange County Groundwater Sub-Basin: Coastal Plain 

Drinking Water Wells Affected? YES [ ] NO [ x] Nearest Production Well: 161
h St. Reservoir CL-XCLD, 

<1 mile west southwest, Active, treated groundwater 

Most sensitive groundwater use: Municipal and Report(s) on file? YES [ x] NO [ ] 
Domestic Supply 

Reports(s) filed: CA Regional Water Quality Control Board, 3737 Main Street,# 500, Riverside, CA 92501 

Reports after 2005: httQ://geotracker.waterboards.ca.gov/Qrofile reQort.asQ?global id=T0605900153 

TREATMENT AND DISPOSAL OF AFFECTED MATERIAL 

MATERIAL AMOUNT ACTION TREATMENT OR DISPOSAL Date 
W/DESTINATION 

Soil None Limited soil treatment. 

Groundwater None In Situ Treatment only. 
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671 W. Seventeenth Street 
Costa Mesa 

- 2- April14, 2014 

I MAXIMUM DOCUMENTED CONTAMINANT CONCENTRATIONS- BEFORE & AFTER CLEANUP 

CONTAMINANT* SOIL (mg/kg) WATER (IJg/1) 
Before After Before After 

TPH - Gasoline (8015) 2400 NA 5,100 1,500 
TRPH- (418.1) 10600 NA 3,000 2,200 
TPH - Diesel Fuel 2400 NA NA NA 
TPH - Motor Oil 790 NA NA NA 
Benzene 31 NA 2.1 <0.5 
Toluene 0.17 NA 3.5 0.56 
Ethyl benzene 0.014 NA 6.9 <1 
Xylenes 5.9 NA 37 <1 
Methyl Tert Butyl Ether (MtBE) ND NA <1 <1 
Trichloroethylene (TCE) 19 NA 71,000 110 
n-butylbenzene 0.064 NA 63 <1 
sec-butyl benzene 0.035 NA 164 <1 
Tert-butylbenzene 0.0099 NA 170 <1 
Chloroethane NA NA 1.0 <0.5 
Chloromethane NA NA 29 <1 
Chloroform 0.023 NA 12 <1 
Bromochloromethane NA NA 2 <1 
Bromodichloromethane NA NA 24 <1 
Bromomethane NA NA 9.2 <1 
Tetrachloroethene (PCE) 0.019 NA 230 2.7 
1 ,4-dioxane NA NA 2.9 2.9 
1, 1-dichloroethene 0.13 NA 84 2.8 
1,2-dichloroethane NA NA 23 <1 
1, 1-dichoroethane NA NA 8.1 <1 
1,2-dibromo3chloropropane NA NA 2.1 <1 
Dibromomethane NA NA 5.1 <1 
Dibromochloromethane ND NA 23 <1 
Bromoform ND NA 80 14 
1 A-dichlorobenzene 0.011 NA NA NA 
2-Butanone NA NA 24 <1 
Methyl isobutyl ketone NA NA 18 <1 
Methylene chloride 0.09 NA <1 <1 
1, 1, 1-trichloroethane 0.12 NA 38 <1 
Trans-1,2-dichloroethene ND NA 83 <1 
Cis-1,2-dichloroethene 0.1 NA 1,200 20 
p-lsopropyltoluene NA NA 144 <1 
1,2,4-trichlorobenzene NA NA 43 <1 
1,1 ,2-trichloroethane NA NA 1.0 <1 
Trichlorotrifluoroethane NA NA 243 <1 
1,2,4-trimethylbenzene NA NA 404 <1 
Isopropyl benzene NA NA 190 1.2 
Naphthalene 0.36 NA 290 9.9 
Vinyl chloride ND NA 540 (2, 1 OO**) 33 
4-isopropyltoluene NA NA 2 <1 
Lead 125 NA 10 <1 
Chromium NA NA 680** 410 
Hexavalent chromium NA NA 5,870** 396 
Sulfate NA NA 793,000** 172,000 

Notes are on next page. 
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671 W. Seventeenth Street 
Costa Mesa 

- 3 -

Notes: 
mg/kg 
j..lg/1 
TPH 
** 

IV. 

- Milligrams per kilogram TRPH -Total recoverable petroleum hydrocarbons 
- Micrograms per liter VOCs -Volatile organic compounds 
-Total petroleum hydrocarbons * -Not all metals and VOCs are listed. 
- Before concentrations are maximums observed during in situ treatment. 

CLOSURE 

April14, 2014 

Does the corrective action protect beneficial uses per the Regional Board basin plan? YES [ x 1 NO [ 
Does the corrective action protect public health for current land use? YES [ x 1 NO [ 1 

SITE MANAGEMENT REQUIREMENTS 
Should corrective action be reviewed if land use changes? YES [ x 1 NO [ 1 

Site Management Conditions/Notes: A soil management plan has been accepted by the Regional Board to 
protect human health during redevelopment and reuse. Removal of the 1,000-gallon diesel fuel tank that was 
abandoned in place is expected to occur during redevelopment. Soil moving operations across the site must 
be monitored for environmental hazards during site redevelopment. Shallow soil contamination present in 
the waste cutting oil tank area will be removed by excavation during redevelopment. It is expected that 
areas of previously undetected soil contamination may be encountered as structures are removed and the 
site is graded. Upon encountering such areas, Regional Board staff must be notified and soil sampling 
must be conducted in accordance with the contaminated soil management plan presented to contractors 
and environmental management personnel prior to development. Waste disposal certificates must be 
submitted with the soil verification sample laboratory results. Composite samples are not acceptable for in 
situ verification samples. 

The Remedial Action Plan approval required engineered and institutional controls to mitigate vapor risk where 
conformance with risk-based screening levels could not be demonstrated. Originally, the primary engineered 
control proposed was a vapor intrusion mitigation system of either a sub-slab passive ventilation system and 
vapor barrier, or passively or mechanically ventilated parking structures beneath occupied buildings. The final 
proposed vapor mitigation measure, if any is necessary, will be reviewed when an actual development plan 
has been prepared. The proposed land use restrictions, if any are necessary, will be recorded at the Orange 
County Recorder's office prior to occupancy and will include any requirements for notifications to future 
owners/occupants, any restrictions on land use, notification requirements for soil excavation below 3 feet, 
restrictions on activities that may affect vapor intrusion mitigation systems or other engineered controls, and 
restrictions on groundwater use depending upon soil management plan implementation. 

Monitoring or vapor wells decommissioned: YES [ 1 NO [ x 1 N/A [ 1 

Number decommissioned: 4 
Number to be decommissioned: 44 
Undocumented air sparging wells with status unknown: estimated to be 4 to 12 

A total of 48 groundwater monitoring wells have been installed on and off the Site for groundwater monitoring 
and remediation via in-situ chemical oxidation (ISCO). Four of the monitoring wells, located in the adjacent 
streets (MW-6, MW-7, MW-8, and MW-10) were transferred to other parties for other UST investigations and 
subsequently abandoned. A number of vapor/air sparging wells not included in the 48 well total may have 
been installed without permits or other regulatory oversight and are no longer visible at the site. These wells 
may have been abandoned, but their location, condition and current status are unknown. Regional Board staff 
must be notified upon encountering unreported wells that have been paved over and subsequently discovered 
during redevelopment. 

List of enforcement actions taken: CAO 90-126 
List enforcement action rescinded: CAO 90-126 
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671 W. Seventeenth Street 
Costa Mesa 

V. ADDITIONAL COMMENTS, DATA, ETC. 

-4- April 14, 2014 

The former J.C. Carter Company, Inc. (J.C. Carter) facility located at 671 West 17th Street is at the southeast 
corner of the intersection of West 17th Street and Pomona Avenue in Costa Mesa, California. The facility was 
primarily used for aerospace fueling systems and cryogenic pump manufacturing from the 1950s until 2009. 
Prior to 1927, two oil wells were installed. They operated until approximately 1938 in the northwest portion of 
the site and until approximately 1953 in the southwestern portion of the site. Chemicals have been stored in 
aboveground tanks and drums at the facility. In 1981, there was a jet fuel spill at the facility. 

In 1983, the California Department of Health Services (DHS) issued an interim status document to J.C. Carter 
Company allowing hazardous waste operations at the facility until a permit could be issued. In response, J.C. 
Carter Company submitted a request for exemption of hazardous waste facility permit requirements on 
December 13, 1983. The DHS subsequently conducted an inspection and issued a Notice of Violation and 
Directive to Comply to J.C. Carter Company, Inc. on August 1, 1984 regarding underground and above ground 
storage tank waste streams. The Notice required the removal of wastes from the waste-oil tank every 90 days. 
In April 1984, a J.C. Carter memo indicated that there were problems with complying with the new tank 
regulations that went into effect on January 1, 1984 due to the diesel fuel tank construction, but the waste-oil 
tank could be tested. 

In 1986, soil contamination was encountered during the removal of a 2,000-gallon waste oil underground 
storage tank (UST). The oil was reported to be cutting oil, but Orange County inspectors noted that other 
wastes appeared to have been stored in the tank. Limited soil removal was conducted. In August 1990 a 
1 ,000-gallon diesel fuel UST was abandoned in place. Soil samples collected at the excavation contained up 
to 10,600 milligrams per kilogram (mg/kg) of total recoverable petroleum hydrocarbons (TRPH). 

In 1990, the Executive Officer issued CAO 90-126 to J.C. Carter requiring investigation and remediation of 
volatile organic compounds (VOCs) and other pollutants in soil and groundwater. The OCHCA required site 
characterization for the waste-oil tank, and due to the observance of high concentrations of chlorinated 
solvents, the case was transferred to the Regional Board in March 1993. 

The primary chemical contaminant at the site was TCE; however, other compounds were detected at 
concentrations of concern, including: cis1 ,2-dichloroethylene (DCE), 1, 1-DCE, vinyl chloride, 
tetrachloroethylene (PCE), 1 ,2-dichloroethane (DCA), methyl tertiary butyl ether (MtBE) and benzene. In July 
2007, data presented to the Board staff indicated that a region of dense non-aqueous phase liquid (DNAPL) 
may have been present at the base of the shallow water-bearing zone beneath a portion of the west side of 
the site. Subsequent reports supported this conclusion, based on the large vertical concentration gradient and 
the maximum concentration of trichloroethylene (TCE) of 71,000 micrograms per liter (IJg/L) at CPT10. The 
lateral extent of the expected DNAPL was estimated in the reports based on the VOC concentrations greater 
than 10,000 IJg/1 in groundwater samples from the lower portion of the shallow water-bearing zone that lies 
above the fine-grained Monterey Formation. 

In June 2008, in-situ chemical oxidation (ISCO) was proposed as a remedial alternative to remove expected 
DNAPL and reduce dissolved phase concentrations of VOCs. In July 2008, soil samples collected during the 
installation of the ISCO test wells demonstrated a significant increase in concentrations of trichloroethylene 
(TCE) from 36.5 to 39 feet (e.g. TCE concentrations in sand at 36.5 and 37.5 feet were 330 and 17 
micrograms per kilogram (IJg/kg), whereas TCE in clay at 38 and 39 feet were 26,000 and 13,000 IJg/kg in 
wells IMW2 and IMW1 ). A bench scale test evaluated two oxidants: iron ethylene-diamene-tetra-acetic acid 
(FeEDTA) activated sodium persulfate and potassium permanganate. Based on the soil oxygen demand, 
water quality parameters, and primarily the VOC concentration reduction, potassium permanganate was 
selected as the recommended oxidant. 

Baseline groundwater conditions were assessed from October 15 to 17, 2008 prior to conducting an in-situ 
chemical oxidation (ISCO) pilot test from October 22-24, 2008. The test consisted of adding approximately 
9,600 gallons of an oxidant solution in batches to the DNAPL source area using a network of 2-inch diameter 
injection wells screened at the base of the shallow water-bearing zone immediately above the fine-grained 
unit. Subsequent monitoring was conducted on October 30, November 3, 10 and 24, and December 18 in 
2008 and January 15, 2009. 

Implementation of full scale ISCO was proposed on November 13, 2009. In late 2011 groundwater 
remediation utilizing ISCO took place in the western part of the Site followed by additional potassium 
permanganate injection in late 2012. Concentrations of compounds, such as hexavalent chromium, generated 
during the treatment are included on the table in Section Ill above. These compounds are process-dependent 
and are expected to diminish as the oxidant dissipates. See attached maps of TCE before and after ISCO. 
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671 W. Seventeenth Street 
Costa Mesa 

- 5- April14, 2014 

ISCO treated the core of the VOC plume on site. The residual plume extends offsite. The maximum TCE 
concentration was 508 IJg/L. Maps of the offsite TCE delineation are attached. 

Three soil gas surveys were conducted prior to groundwater remediation at the site. In August 1996, 35 
samples were collected at 33 locations from the main facilities in the northeast portion of the site. Seven 
compounds were detected. In June 1997, 26 samples were collected from twelve locations at depths of 5 and 
15 feet. Twelve compounds were detected. In June 2008, 12 samples were collected from twelve locations at 
5 feet below surface, mostly located away from the processing areas in the parking lot at the northwestern 
corner of the site. Overall, the surveys showed that detected compounds were generally concentrated in the 
western portion of the site around the inaccessible cryogenics testing area. TCE was the most widely spread 
compound in the soil vapor. Concentrations of 1 ,2-DCA, cis 1 ,2-DCE, TCE, PCE, and vinyl chloride exceeded 
the California Human Health Screening Levels for Soil Gas (CHHSLs) for residential land use (OEHHA, 
September 23,2010). Benzene, toluene, ethylbenzene, were not detected in the soil vapor samples collected. 
MtBE and naphthalene were not detected in the 2008 survey, but were not included in the suite of analyses 
from the earlier surveys. The concentrations of VOCs detected during the soil vapor surveys conducted in 
1996, 1997 and 2008 prior to groundwater treatment are shown on the table below. 

August 1996 June 1997 June 2008 CHHSL 
Number of Samples Detection Detection Detection Residential 
with Detections (#) Range (IJg/L) # Range (IJg/L) # Range (IJg/L) (IJg/L) 

Compound 
Chloroform (1J 3 (23) 0.064 to 1.1 (1) 0.440 
1,1-DCA (19) 1.4to8.9 
1,2-DCA (9) 1.1 to 6.8 0.05 
1,1-DCE ( 1) 1.4 (1) 1.31 
Cis 1,2-DCE (8) 1 to 1,400 (24) 1.8 to 120 (11) 0.027 to 1,660 16 
Trans 1 ,2-DCE (6) 0.028 to 7.16 32 
1,1,1-TCA (1) 3 (20) 0.014 to 0.4 990 
TCE (19) 1 to 845 (26) 1 to 530 (6) 1.69 to 141 0.53 
PCE (7) 2 to 39 (25) 0.035 to 11 (5) 0.828 to 3.25 0.18 
TCFM (20) 0.014 to 0.21 
TCTFA (22) 0.16 to 5.5 
Vinyl chloride ( 1) 218 (11) 1 to 11 (5) 0.81 to 49.4 0.013 
Xylenes (1) 157* ( 1) 1.4* (1) 2.05* 320** 

*Number is the total xylenes concentration. 
**CHHSL is the representative value for xylenes based on the calculated lowest health-protective isomer. 

Site closure was requested based on the following: 

• The site overlies the Newport Inglewood Fault zone in an area of diminished groundwater quality 
due to high TDS concentrations and oil deposits. 

• The contamination is perched above the relatively impermeable Monterrey Formation, which has 
been reported to act as an aquitard in this area. 

• The site is in a generally non-productive portion of the groundwater basin with the nearest 
production well (treated water) approximately 1 mile east southeast of the site. 

• Remediation using ISCO in the western portion of the site has significantly reduced VOC 
concentrations. 

• Natural attenuation in the eastern portion of the site has also resulted in reduced concentrations of 
VOCs over time. 

• A soil management plan and engineered/administrative controls have been presented to protect 
human health and safety during redevelopment of the site. 

Therefore, provided the information provided is correct, no further action is required. 
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NOTES 
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ISOCONTOURS OF TCE CONCENTRATION 
IN GROUNDWATER (ug I L) IN LOWER 
DISCRETE-DEPTH WATER SAMPLE 
COLLECTED ON 5 TO 7 JUNE 2007 
(TETRA TECH, 2007) 

1. ALL LOCATIONS AND DIMENSIONS ARE 
APPROXIMATE. 

2. BASE MAP DERIVED FROM SPILL PREVENTION 
CONTROL & COUNTERMEASURE PLAN (J.C. 
CARTER COMPANY, INC. [JCCC], 1995). 

3. CPT = CONE PENETRATION TEST 
4. TCE • TRICHLOROETHENE. 

5. ug I I • MICROGRAMS PER LITER. 
6. NO =ANALYTE NOTDETECTEDATORABOVE 

LABORATORY REPORTING LIMIT. 
7. TETRA TECH (2007) GROUNDWATER SAMPLES 

COLLECTED ON 5 TO 7 JUNE 2007. 
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9. THIS FIGURE SHOWS ONE INTERPRETATION 

OF THE DATA. OTHER INTERPRETATIONS ARE 
POSSIBLE. 

TCE CONCENTRATIONS IN 
GROUNDWATER IN 2007 
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NOTES 

SITE BOUNDARY 

FORMER GROUNDWATER MONITORING 
WELL LOCATION AND DESIGNATION 

OFF-SITE GROUNDWATER SAMPLE 
LOCATION AND DESIGNATION 

OFF-SITE GROUNDWATER MONITORING 
WELL LOCATION AND DESIGNATION 
(HARGIS • ASSOCIATES, INC., 2007) 

1. ALL LOCATIONS AND DIMENSIONS ARE 
APPROXIMATE. 

2. BASE MAP DERIVED FROM SPILL PREVENTION 
CONTROL & COUNTERMEASURE PLAN (J.C. 
CARTER COMPANY, INC. (JCCC], 1995). 

OFF-SITE GROUNDWATER 
SAMPLING LOCATION MAP 

FIGURE NO. 7e 
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-·~ Q / ISOCONTOURS OF TCE CONCENTRATION 
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NOTES 
1. All lOCATIONS AND DIMENSIONS ARE 

APPROXIMATE. 
2. BASE MAP DERIVED FROM SPILL PREVENTION 

CONTROL & COUNTERMEASURE PLAN (J.C. 
CARTER COMPANY, INC. [JCCC). 1995). 

3. TCE = TRICHLOROETHENE. 

4. ug /I= MICROGRAMS PER LITER. 

5. THIS FIGURE SHOWS ONE INTERPRETATION 
OF TIHE DATA. OTHER INTERPRETATIONS ARE 
POSSIBLE. 

6. REFER TO FIGURE 13 FOR ON-SITE DATA. 

TCE CONCENTRATIONS IN UPPER 
SHALLOW GROUNDWATER ZONE 

OFF-SITE RESULTS 

FIGURE NO. 16b 
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NOTES 
1. ALL LOCATIONS AND DIMENSIONS ARE 

APPROXIMATE. 
2. BASE MAP DERIVED FROM SPILL PREVENTION 

CONTROL & COUNTERMEASURE PLAN (J.C. 
CARTER COMPANY, INC. (JCCC), 1995). 

3. TCE = TRICHLOROETHENE. 

4. ug /I= MICROGRAMS PER LITER. 

5. THIS FIGURE SHOWS ONE INTERPRETATION 
OF THE DATA. OTHER INTERPRETATIONS ARE 
POSSIBLE. 

6. REFER TO FIGURE 13 FOR ON-SITE DATA. 

TCE CONCENTRATIONS IN LOWER 
SHALLOW GROUNDWATER ZONE 

OFF-SITE RESULTS 

FIGURE NO. 18b 
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17885 Von Karman Avenue, Suite 500 
Irvine, CA  92614 
Office:  (949) 809-5000 
Fax:  (949) 809-5010 
 
 
 
 
June 4, 2013  
 
 
 
California Regional Water Quality Control Board –  
Santa Ana Region (SARWQCB) 
3737 Main Street, Suite 500 
Riverside, California  92510 
 
Attention:  Ms. Rose Scott 
 
SUBJECT: SOIL MANAGEMENT PLAN 

Former J. C. Carter Company Facility 
671 West 17th Street 
Costa Mesa, California  92627 
Tetra Tech Project No. T19437.10 (T05)  
Cleanup and Abatement Order No. 90-126  
SARWQCB Case No. 083000202T 

  
Dear Ms. Scott:  
 
On behalf of Seventeenth Street Realty, LLC (SSR), Tetra Tech, Inc. (Tetra Tech) is providing the 
enclosed referenced document (the Soil Management Plan [SMP]) for the above-referenced property (the 
Site) to the California Regional Water Quality Control Board – Santa Ana Region (SARWQCB).  The 
SMP has been prepared as a part of SSR’s response to the referenced Cleanup and Abatement Order No. 
90-126.  It is a component of the Corrective Action Plan (CAP) dated June 26, 2008, which was 
submitted previously by Tetra Tech on behalf of SSR to the SARWQCB. 
 
On behalf of SSR, we are requesting that the enclosed SMP be reviewed and approved by the 
SARWQCB in an approval letter (SMP Approval Letter). Since the SMP may be implemented by others 
at a future date, we are requesting the SARWQCB acknowledge that another entity besides SSR may 
implement the SMP following any property ownership transfer.    
 
 
Following review and acceptance of the SMP by the SARWQCB, we are requesting that the SMP 
Approval Letter be transmitted to: 
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SARWQCB Former J. C. Carter Company Facility Soil Management Plan 
June 4, 2013 671 W. 17th Street Project No. T19437.10 (T05) 
 Costa Mesa, CA  92627 

 
 
Seventeenth Street Realty, LLC 
617 West 17th Street 
Costa Mesa, California  92627 
Attention:  Mr. John Glover 
 
It would be appreciated if an electronic copy of both letters is also transmitted to the attention of the 
undersigned at the e-mail address provided below. 

 
Please contact us at your convenience if there are questions or comments. 
 
Sincerely, 
 
TETRA TECH, INC. 

 
JON R. LOVEGREEN, CEG No. 1164 
Manager, Private Practice Group 
(949) 809-5060 
jon.lovegreen@tetratech.com 
 
Enclosure:   Referenced SMP  
 
cc: Mr. John Glover, SSR, two electronic copies w/enclosure 

Pamela Andes, Esq., Allen Matkins, via e-mail w/ enclosure 
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SOIL MANAGEMENT PLAN 
Former J. C. Carter Company Facility 

671 West 17th Street 
Costa Mesa, California  92627 

Tetra Tech Project No. T19437.10 (T05) 
Cleanup and Abatement Order No. 90-126 

SARWQCB Case No. 083000202T 
 
1.0 INTRODUCTION 
 
This Soil Management Plan (SMP) has been prepared as part of a Corrective Action Plan (CAP) dated 
June 26, 2008, prepared previously by Tetra Tech, Inc. (Tetra Tech) (Tetra Tech, 2008d) on behalf of 
Seventeenth Street Realty, LLC, (SSR) for the former J. C. Carter Company (JCC) facility, located at 671 
West 17th Street, in Costa Mesa, California (the Site).  The CAP was prepared consistent with 
requirements of the California Regional Water Quality Control Board – Santa Ana Region-  
(SARWQCB-) issued Cleanup and Abatement Order (CAO) No. 90-126 dated October 3, 1990, 
(SARWQCB, 1990e) for the Site.   
 
The SMP has been prepared consistent with CAO No. 90-126 Requirement #s 5 and 6 (SARWQCB, 
1990e) and Section 7.3.3 of the CAP (Tetra Tech, 2008d).  It has been prepared for the SARWQCB’s 
review and approval before redevelopment-related Site grading and construction activities take place.  At 
the present time, it is expected that Site redevelopment will involve the construction of slab-on-grade 
multi-family residential housing.  Site redevelopment is expected to take place at least one to two years in 
the future and may be performed under the direction of other future Site owner(s) (Site Owner[s]). 
 
It is recognized that Site redevelopment plans can change due to a number of factors, such as City of 
Costa Mesa (City) requirements and entitlements, economic conditions, and the residential marketplace.  
This SMP is designed to be flexible with the understanding that once the final Site design is finalized, the 
SMP will be   modified if judged to be necessary.  In the event that the Site redevelopment assumptions 
cited below in Section 2.0 are consistent with the final multi-family residential housing approved by the 
City for the Site, the SMP is expected to be implemented in the form approved by the SARWQCB. 

1.1 Summary of Site Characterization and Groundwater Remediation Activities 

 
The Site is located in the southeast corner of the intersection of West 17th Street and Pomona Avenue in 
Costa Mesa, California.  It consists of approximately 10 acres of land encompassing one parcel (Assessor 
Parcel Number [APN] 424-291-11).  Historically, a number of businesses have operated at the Site, 
including J. C. Carter Company, ITT Corporation, Armatron International, Inc., Argo-Tech Corporation 
(Costa Mesa), and Eaton.  The operations of these businesses, while evolving over time, involved 
primarily the design, testing, and manufacturing of ground fueling and airframe products for the 
aerospace industry.  These operations ceased at the Site in September 2009.  In addition, parts of the 
facility have been used for the manufacturing and testing of cryogenic products  primarily liquid natural 
gas (LNG) pumps and nozzles.  The cryogenic-related operations are continuing at parts of the Site 
(including a low-temperature test area in the northwestern part of the Site).  Neighboring properties are 
primarily light industrial, commercial, and retail in nature.   
 
A number of chemicals have been used over the years in the manufacturing processes referenced above.  
These included the use of a number of oils, diesel fuel, Jet A aviation fuel, LNG, and chlorinated 
solvents.  The primary chlorinated solvent used at the Site at one time appears to have been 
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trichloroethene (TCE), which was used at least in the 1970s.  TCE use at the Site is reported to have 
ceased sometime between 1978 and 1985 (Tetra Tech, 2008c).  None of the chlorinated solvents found in 
the shallow perched groundwater zone are known to be currently used at the Site. 
 
A total of 17 groundwater monitoring wells, designated MW-1 to MW-17A, were installed on- and off-
Site during multiple phases of soil, soil gas, and groundwater investigations conducted at the Site from 
the late 1980s through 2007.  It is Tetra Tech’s understanding that ownership of four of the groundwater 
monitoring wells, located in the adjacent streets, (MW-6, MW-7, MW-8, and MW-10) was transferred to 
other parties.  Asphalt patches were noted at the approximate locations of these wells during a December 
21, 2006, Site inspection by Tetra Tech.  Tetra Tech has assumed that these four groundwater monitoring 
wells have been abandoned by others and they are no longer further considered.   
 
As noted above, the SARWQCB issued CAO No. 90-126 dated October 3, 1990, (SARWQCB, 1990e) 
for the Site.  Among 15 requirements within the CAO, the CAO directed that cleanup of “contaminated” 
soil and groundwater be initiated.   
 
Principally to address elevated volatile organic compound (VOC) concentrations in the shallow 
groundwater zone, Tetra Tech developed an overall approach for addressing the various environmental 
issues associated with the Site.  The approach was summarized in the CAP (Tetra Tech, 2008d) that was 
submitted to the SARWQCB.  The CAP, prepared consistent with CAO No. 90-126, provided the 
approach to be used for the remediation of groundwater and the localized area of petroleum-impacted soil 
that had been found at the time of the CAP.  The CAP included the following. 
 

 Remediation of potential dense non-aqueous phase liquid (DNAPL) conditions in the western 
area of the Site to reduce the total mass of VOCs in the subsurface, allowing the eventual 
implementation of monitored natural attenuation as an on-Site remedial option.  Based on the 
results of the In-Situ Chemical Oxidation (ISCO) Pilot Test (ISCO Pilot Test) (Tetra Tech, 
2009a) and a review of potential remedial options, ISCO was the most promising technology.  
Note: Additional characterization in the western part of the Site following issuance of the CAP 
has resulted in Tetra Tech concluding that it is unlikely that DNAPL conditions were present at 
the Site. 
 

 On-Site engineering and institutional controls (including soil remediation, as discussed in this 
SMP) to limit the potential for exposure to VOCs of future Site residents. 

 
 Monitored natural attenuation of off-Site groundwater impacts. 

 
Following the SARWQCB’s issuance of a CAP concurrence letter dated August 8, 2008, (SARWQCB, 
2008a) five additional wells were installed as a part of a planned ISCO Pilot Test.  These wells were 
installed in the northern part of the formerly inferred DNAPL area in the western part of the Site and are 
designated as IW1, IW2, and IMW1 to IMW3.  Based on bench scale testing performed on soil samples 
collected during installation of these wells, Tetra Tech prepared an ISCO Work Plan (Pilot Test Work 
Plan) dated September 26, 2008 (Tetra Tech, 2008e).  The SARWQCB approved the Pilot Test Work 
Plan in a letter dated October 21, 2008 (SARWQCB, 2008b).  In late October 2008, the ISCO Pilot Test 
was implemented to evaluate the effectivity of ISCO in the remediation of VOCs in the shallow perched 
groundwater zone.  A 3% potassium permanganate solution was applied to the subsurface in the northern, 
upgradient part of the VOC-impacted groundwater zone in the western area of the Site. 
 
The ISCO Pilot Test results were summarized in the In-Situ Chemical Oxidation (ISCO) Pilot Test and 
Groundwater Monitoring Report (ISCO Pilot Test Report) dated July 17, 2009 (Tetra Tech, 2009a).  In 
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the ISCO Pilot Test Report, Tetra Tech recommended design and implementation of a full-scale ISCO 
remediation system, as described in the Full-Scale ISCO Remedial Action Plan (RAP) dated November 
13, 2009 (Tetra Tech, 2009c).  The SARWQCB approved the RAP in its letter dated December 29, 2009 
(SARWQCB, 2009). 
 
Following a meeting with the SARWQCB in November 2010, an additional ISCO application well (IW3) 
and six dual-depth groundwater monitoring wells (IMW4a&b to IMW9a&b) were installed as an initial 
phase of the full-scale ISCO groundwater remediation activities.  These wells were installed and 
developed in January 2011 following e-mail notification to the SARWQCB.  These wells were installed 
consistent with the RAP as a part of initial well installation for full-scale ISCO groundwater remediation 
activities.  They were sampled in January 2011.  This initial phase of the full-scale groundwater 
remediation program was summarized in Tetra Tech’s ISCO Application Well IW3 and Additional 
Groundwater Monitoring Wells Installation Report dated March 11, 2011 (Tetra Tech, 2011b).    
 
In March 2011, consistent with the requirements of the CAO, a soils investigation was performed in 
potential source areas (PSAs) to evaluate the likelihood that previously unreported areas of impacted soil 
are present at the Site, including potential source(s) of the VOC-impacted groundwater in the western part 
of the Site.  The results were summarized in Tetra Tech’s Potential Source Area Evaluation Report dated 
June 22, 2011 (Tetra Tech, 2011c).  Four impacted soil areas (ISAs) were reported (including one 
previously reported area).  None of these ISAs contained elevated VOCs concentrations that were 
considered the source of the zone of VOC-impacted groundwater in the western part of the Site.  
Additional discussion of the PSAs is presented in Section 4.0. 
 
Tetra Tech submitted a Waste Discharge Requirements (WDR) Application dated December 3, 2010, 
(Tetra Tech, 2010c) on behalf of SSR to the SARWQCB.  Tetra Tech understands that the region-wide 
General WDR permit is ready for approval by the SARWQCB’s Board and that WDR-related Site 
groundwater monitoring requirements are expected to be consistent with those previously required by the 
SARWQCB.   
 
In September and October 2011, as a part of the full-scale ISCO groundwater remediation (Tetra Tech, 
2012a), an additional fourteen ISCO application wells (IW4 to IW17) and two ISCO-related groundwater 
monitoring wells (IMW10 and IMW11) were installed and developed in the western part of the Site.  In 
addition, six GeoProbe™ borings (HP1 to HP6) were advanced at the Site in October 2011.  Groundwater 
samples were collected from these ISCO application and groundwater monitoring wells and GeoProbe™ 
borings in October and November 2011 to provide baseline information on VOC concentrations and 
ISCO-related parameters prior to commencement of full-scale ISCO application. 
 
Full-scale ISCO groundwater remediation was performed during the time period of November 4 through 
December 22, 2011.  Each ISCO-related application well received approximately 4,500 to 5,850 gallons 
of the 3% potassium permanganate solution.  The oxidant was also applied at eleven HydroPunch™ 
application points (HA1 through HA11).  Each HydroPunch™ application point received approximately 
1,600 gallons of the 3% potassium permanganate solution.   
 
The results of the full-scale ISCO groundwater remediation are summarized in Tetra Tech’s Full-Scale 
In-Situ Chemical Oxidation (ISCO) Groundwater Remediation Report (Full-Scale ISCO Report) dated 
January 20, 2012 (Tetra Tech, 2012a).   
 
Subsequently, three rounds of post-ISCO groundwater monitoring were performed in late December 
2011, January 2012, and February 2012.  The results of these three rounds of post-ISCO groundwater 
monitoring were summarized in a report dated March 30, 2012 (Tetra Tech, 2012e).  Site-wide semi-
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annual groundwater monitoring was performed in June 2012; the results were summarized in Tetra Tech’s 
Semi-Annual Second Quarter 2012 Groundwater Monitoring Data Report dated July 30, 2012 (Tetra 
Tech, 2012g).   
 
A meeting was held with the SARWQCB at the SARWQCB’s office on July 19, 2012, to discuss the 
status of groundwater remediation at the Site and the remaining activities that needed to be conducted to 
obtain a no further action (NFA) letter for the Site.  Following is a summary of the discussion: 
 

The SARWQCB suggested that two of the groundwater monitoring wells should be sampled where 
somewhat elevated TCE concentrations were encountered in sampled groundwater during one or 
more of the post-ISCO groundwater monitoring rounds.  The two groundwater monitoring wells were 
IMW2 and IMW9a; these wells were considered to be potentially recalcitrant and candidates for 
additional ISCO application. 
 
There was concurrence that additional ISCO application should be conducted in wells considered to 
be potentially recalcitrant. 
 
The SARWQCB requested that an additional groundwater monitoring well be installed along the 
southeast Site boundary downgradient from recalcitrant groundwater monitoring well IMW9a. 
 
The SARWQCB recommended that additional ISCO application be performed along the south Site 
boundary, where no recalcitrance was observed, to provide additional oxidant available for 
downgradient migration. 
 
The SARWQCB requested that downgradient off-Site groundwater monitoring data documenting 
Tetra Tech’s observation regarding low off-Site TCE concentrations be summarized. 
 
There was general concurrence that low three-digit micrograms per liter (µg/L) TCE concentrations 
in groundwater could be considered by the SARWQCB for groundwater closure providing it was in 
an isolated on-Site area and other SARWQCB requests, described above, were addressed. 

 
Following the July 19, 2012, SARWQCB meeting, HydroPunch™ groundwater sampling was performed on 
August 30, 2012, at four locations (HP7 to HP10) in the area of groundwater monitoring well IMW9a.  In 
addition, water samples were collected from groundwater monitoring wells IMW2 and IMW9a on August 
31, 2012.  All of the groundwater samples were analyzed for VOCs.  The results were summarized in the 
Work Plan for Groundwater Sampling, Well Installation (IMW12), and Proposed Additional In-Situ 
Chemical Oxidation (ISCO) Application (Additional ISCO Application Work Plan) dated September 25, 
2012 (Tetra Tech, 2012h).  This Additional ISCO Application Work Plan included a proposed location for 
additional groundwater monitoring well IMW12, located southeast of groundwater monitoring well IMW9a 
along the southeastern Site boundary, in response to the SARWQCB’s request for a groundwater monitoring 
well in this area.  It also included a recommendation for additional sampling and analysis of water from 
groundwater monitoring well IMW9a. 
 
Based on the groundwater sampling results summarized in the Additional ISCO Application Work Plan 
(Tetra Tech, 2012h), it was Tetra Tech’s judgment that groundwater conditions in groundwater monitoring 
well IMW2 were no longer considered to be recalcitrant and this location was no longer considered a 
candidate for additional ISCO application.  It was also Tetra Tech’s judgment that groundwater conditions in 
groundwater monitoring well IMW9a continued to be recalcitrant and this location was included in the 
proposed locations for additional ISCO application.   
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Following Tetra Tech’s submittal of the Additional ISCO Application Work Plan to the SARWQCB, Ms. 
Rose Scott of the SARWQCB approved implementation of the Additional ISCO Application Work Plan in 
an e-mail message on October 9, 2012 (SARWQCB, 2012).  
 
Groundwater monitoring well IMW12 was installed and developed October 24, 2012.  It, along with 
groundwater monitoring well IMW9a, was sampled on October 29, 2012.  No TCE was detected in the 
sampled groundwater from groundwater monitoring well IMW12; sampled water from groundwater 
monitoring well IMW9a had a TCE concentration of 3,800 µg/L.  These results were summarized by Tetra 
Tech in a report dated November 28, 2012 (Tetra Tech, 2012j). 
 
The additional ISCO application groundwater remediation was performed under Tetra Tech’s oversight 
between November 14 and 21, 2012.  During this additional ISCO application, 3% potassium 
permanganate solution was applied at two HydroPunch™ ISCO application points (HA12 and HA13), 
four ISCO-related application wells along the south Site boundary (IW14 to IW17), and the recalcitrant 
groundwater monitoring well (IMW9a).  Each HydroPunch™ application point received approximately 
1,600 gallons of the 3% potassium permanganate solution.  Each ISCO-related application well and 
groundwater monitoring well received approximately 5,000 gallons of the 3% potassium permanganate 
solution.  The results were documented in a report issued to the SARWQCB that was dated January 30, 
2013, and entitled Additional In-Situ Chemical Oxidation (ISCO) Groundwater Remediation Report 
(Tetra Tech, 2013a). 
 
Following the additional ISCO application groundwater remediation activities in November 2012, Site-
wide groundwater monitoring was performed December 18 to 20, 2012.  The results were summarized in 
a report issued to the SARWQCB that was dated January 31, 2013, and entitled, Semi-Annual Fourth 
Quarter 2012 Groundwater Monitoring Report (Tetra Tech, 2013b). 

1.2 Cleanup and Abatement Order (CAO) No. 90-126 

 
CAO No. 90-126 had 15 requirements of a prior Site owner (SARWQCB, 1990e).  Of these requirements, 
the two requirements that have not been previously addressed are addressed by this SMP.  They are: 
 

5. “…[D]evelop and submit an effective soil remediation plan to address the volatile organic and 
petroleum product contamination of soils in the unsaturated zone beneath the [S]ite.” 

 
6. “Implement the proposed soil remediation plan…” 

1.3 Corrective Action Plan (CAP) 

 
This SMP has been developed consistent with the SMP approach summarized in Section 7.3.3 of the CAP 
(Tetra Tech, 2008d).  Modifications have been made to incorporate additional information and on-Site 
data obtained since the CAP was issued and approved. 

1.4 Site Setting 

 
The Site is located on the Newport Mesa to the west of the Newport-Inglewood Fault Zone, a significant 
barrier to groundwater flow.  Near-surface soils are terrace deposits generally composed of sand, silty 
sand, and clayey sand to a depth of approximately 22 to 45 feet below the ground surface (bgs) 
(corresponding to elevations of approximately 45 to 50 feet relative to mean sea level [msl]) at the Site.  
At the Site, these soils are primarily silty sand and sand; they are termed the “coarse-grained unit”.  

D-10



 

 
Tetra Tech, Inc. 6 Soil Management Plan 
June 4, 2013 Former J. C. Carter Company Facility Project No. T19437.10 (T05) 
 Costa Mesa, CA  92627 

Underlying the coarse-grained unit is the Miocene-age Monterey Formation, which generally consists of 
silty clay to clayey silt.  The elevation of the top of this formation appears to be relatively uniform across 
the Site at elevations of approximately 45 to 50 feet msl.  The Monterey Formation has a thickness of at 
least 25 feet beneath the Site and is termed here as the “fine-grained unit”.  
 
Shallow groundwater is found within the coarse-grained unit, perched on top of the fine-grained unit.  In 
December 2012, the perched shallow groundwater was present at depths ranging from approximately 
13.10 to 32.62 feet bgs.  The interpreted groundwater flow direction on-Site is primarily toward the south 
to southeast, consistent with the generally southward groundwater flow direction in the Site vicinity.   
 
Previous work at the Site has included multiple phases of soil, soil gas, and groundwater investigations, 
which were previously summarized by Tetra Tech in its Site Characterization Summary Report dated 
May 27, 2008 (Tetra Tech, 2008c).  The previous work was conducted from the late 1980s through 2007.  
These investigations found that groundwater at the Site has been impacted by VOCs, primarily TCE, 
along with cis-1,2-dichloroethene (cis-1,2-DCE) and vinyl chloride (VC), which are common breakdown 
products of TCE, and other chlorinated VOCs, such as tetrachloroethene (PCE).  The VOC impacts 
occurred prior to SSR’s acquisition of the Site in 2007. 

 
Two areas of TCE-impacted groundwater are interpreted to be present at the Site, one in the eastern area 
and one in the western area of the Site.  Concentrations in the eastern area of the Site are substantially 
lower than those in the western area of the Site. 
 
The maximum TCE concentrations detected in on-Site groundwater (a maximum of 71,000 µg/L), and 
localized areas of increasing TCE concentrations with depth within the shallow perched groundwater 
zone, initially were considered indicative of the possible presence of DNAPL in the western area of the 
Site.  Subsequent investigations in the western area of the Site, however, found no evidence of DNAPL 
conditions, and the underlying fine-grained unit, with a minimum thickness of approximately 25 feet, is 
considered to act as a barrier to further downward migration of VOCs (including TCE).  

1.5 Underground Storage Tanks (USTs) 

 
Two underground storage tanks (USTs) have been used at the Site.  As summarized below, one UST was 
removed in 1986 and the other was abandoned in-place in 1990.  It is Tetra Tech’s understanding that no 
further action with respect to these USTs is required by either the Orange County Health Care Agency 
(OCHCA) or the SARWQCB at this time; however, neither UST case has been formally closed by either 
the OCHCA or the SARWQCB.  It is expected that the UST cases will be formally closed by the 
SARWQCB following completion of the activities described in this SMP.  Following is a summary of 
information regarding the USTs. 
 

A 2,000-gallon UST located in the eastern part of the Site, south of Building #9, was used primarily 
to store waste cutting oil.  Its location is shown in Figure 2.  This UST was removed in 1986 with 
OCHCA oversight.  Impacted soil was left in-place in the area of this former UST due to access 
limitations.  This area of impacted soil is impacted soil area 1 (ISA 1).  It is discussed further in the 
ISA 1 discussion in Section 4.1 of this SMP.  Additional remediation is expected to take place in this 
ISA during Site redevelopment utilizing the procedures that are described in Sections 10.0 through 
19.0 of this SMP.  
 
A 1,000-gallon diesel UST was installed in the 1970s in the central part of the Site, south of Building 
#12 (Figure 2).  It was used to store diesel fuel for a generator.  It was abandoned in-place in August 
1990 under the oversight of the OCHCA.  According to SARWQCB (1991) file documents, two 
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angle borings SB-1 and SB-2 were advanced by Delta Environmental Consultants, Inc. (Delta) in 
April 1990.  The borings were advanced adjacent to each end of the UST at an angle reported to have 
been 30 degrees toward the north.  The borings were advanced to 29.5 feet bgs and sampled at 14 and 
28 feet bgs for laboratory analysis.  The soil sample at 14 feet bgs is shown to have been collected 
below the invert (bottom) of the UST (the UST’s invert is shown to be seven feet bgs).  According to 
the boring logs, no odors were noted in the sampled soil.  The soil samples were analyzed for 
benzene, toluene, ethylbenzene, and xylenes (BTEX), 1,2-dichloroethane (1,2-DCA), ethylene 
dibromide (EDB), gasoline, diesel #2, stoddard solvent, kerosene, jet fuel, and mineral spirits in 
general accordance with United States Environmental Protection Agency (USEPA) Method No. 
8240/8260 with Method No. 5035 extraction.  None of these compounds were detected above the 
laboratory’s practical quantitation limits (PQLs), and there has been no report of impacted soil in the 
area of this abandoned-in-place UST.  It is expected that this UST will be removed during Site 
redevelopment in accordance with standard City, OCHCA, and/or SARWQCB UST removal 
requirements.  It is also expected that any confirmation soil sampling and analysis required by the 
SARWQCB during removal of this UST will utilize the procedures that are described in Section 13.0.  
Documentation of the UST removal and any confirmation soil sampling and analysis performed is to 
be provided to the SARWQCB in a format that is acceptable to the SARWQCB.  

1.6 Clarifiers, Sumps, Drains, and Other Subsurface Features 

 
A former 3-stage clarifier was present in the northeastern part of the Site (Figure 2).  Impacted soil is 
present in the area of the former 3-stage clarifier.  This area of impacted soil is ISA 3.  It is discussed 
further in Section 4.3.  Remediation is expected to take place in this ISA during Site redevelopment 
utilizing the procedures that are described in Sections 10.0 through 19.0 of this SMP.  
   
Any additional clarifiers and sumps at the Site are expected to be removed in accordance with applicable 
regulations and permitting requirements in effect at the time of Site redevelopment utilizing the 
procedures that are described in Sections 10.0 through 19.0 of this SMP.   
 
Documentation of the removal of clarifiers, sumps, drains and any other subsurface features and any 
confirmation soil sampling and analysis is to be provided to the SARWQCB in a format that is acceptable 
to the SARWQCB.  

1.7 Abandoned Oil Wells 

 
The Site is located within the Newport Beach Oil Field.  Two abandoned oil wells are present in the 
northwestern and southwestern areas of the Site, and one appears to be located immediately to the east of 
the Site (California Division of Oil, Gas & Geophysical Reserves [CADOGGR], 2003).  The location of 
the two on-Site abandoned oil wells is shown on Figure 2.  It is unknown whether the on-Site oil wells are 
abandoned in accordance with current CADOGGR guidelines, or whether methane gas is present in the 
subsurface. 
 
At the present time, CADOGGR has the responsibility for oil well abandonment/re-abandonment.  
CADOGGR should be contacted for the procedures to be followed.  The Site is located in CADOGGR 
District 1, which currently has offices in Cypress, California.  At the present time, CADOGGR has a 
Construction Site Review Packet that is used to guide oil well abandonment/re-abandonment.  
CADOGGR may also require that methane gas monitoring be performed and setbacks of buildings from 
the abandoned oil wells.  Documentation of oil well abandonment/re-abandonment, and methane gas 
monitoring, if any is required and/or otherwise performed, is to be provided to CADOGGR.  Re-
abandonment of these previously abandoned oil wells is not otherwise addressed in this SMP. 
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1.8 Vapor Phase VOCs, Methane Gas   

 
The potential exists for there to be vapor phase migration of VOCs from VOC-impacted groundwater 
beneath the Site.  Additionally, there may be elevated concentrations of methane gas associated with the 
abandoned oil wells and/or the Newport Beach Oil Field.  Mitigation of any vapor phase VOCs and 
methane gas will be accomplished by the installation of a vapor intrusion mitigation system (VIMS) as a 
part of planned residential redevelopment at the Site.  The VIMS is expected to include materials and 
equipment designed to mitigate the effect of possible vapor intrusion, such as from VOCs in groundwater 
or methane gas related to the Newport Beach Oil Field.  At the Site, the VIMS is expected to include a 
vapor migration retardant membrane, such as Liquid Boot®.  The VIMS can also include a passive 
venting system of perforated piping installed beneath the membrane with vertical piping that discharges 
above the roofline of the residential units.  It is expected that the VIMS will be designed by a State of 
California- (State-) licensed professional engineer (P.E.) or engineering geologist (E.G.) experienced in 
the design and installation of VIMS’ in southern California.  Typically, this design would be included 
with the building plans that are reviewed by the City as a part of its plan review and approval process.  If 
requested, the design can also be provided to the SARWQCB and/or CADOGGR for review and 
approval.  It is also expected that the VIMS installation will be monitored, tested, and certified by the 
licensed P.E. or E.G.  Certification documentation is to be prepared by the licensed P.E. or E.G. and 
provided to the SARWQCB.  The design, installation, testing, and certification of the VIMS is not 
otherwise addressed in this SMP. 

1.9 Groundwater Monitoring and ISCO Application Wells 

 
There currently are 48 groundwater monitoring and ISCO application wells at the Site at 43 locations.  
Locations of wells at the Site at the time of preparation of this SMP are shown on Figure 2.    
 
Under separate cover, Tetra Tech (2013b) has recommended that all on-Site groundwater monitoring and 
ISCO application wells be abandoned in accordance with State guidelines following the conduct of one 
more round of focused groundwater monitoring.  In the event that groundwater monitoring and ISCO 
application wells remain at the Site at the time this SMP is implemented during Site redevelopment, they 
are to be abandoned in accordance with State guidelines for well abandonment that are in effect when the 
groundwater monitoring and ISCO application wells are abandoned.  Current guidelines are provided by 
the California Department of Water Resources (DWR, 1981; 1991).  Abandonment of the wells is to be 
performed following notification to, and with the advance concurrence of, the SARWQCB. 
Documentation of the completion of abandonment of the groundwater monitoring and ISCO application 
wells is to be provided to the SARWQCB.  Abandonment of these wells is not otherwise addressed in this 
SMP.    

1.10 SMP Approach 

 
This SMP provides for monitoring of Site-wide grading during Site redevelopment activities.  It also 
briefly provides how a number of environmental redevelopment activities are to be addressed (such as 
removal of USTs and clarifiers, re-abandonment of abandoned oil wells, installation of a VIMS, etc.). 
 
The primary focus of the SMP is on: 
 

 Total petroleum hydrocarbons (TPH) and benzene locally in near-surface soils;  
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 Background arsenic concentrations (that are above State and USEPA soil screening levels and, 
therefore, are to be addressed during Site grading activities to minimize construction worker 
exposure); and, 
 

 Selected vapor phase VOCs from the shallow groundwater zone; the primary chemical of 
potential concern (COPC) in the shallow groundwater zone is TCE, along with cis-1,2-DCE and 
VC, which exceed their respective maximum contaminant levels (MCLs) in sampled water from 
one or more of the groundwater monitoring wells and are, therefore, considered to be the primary 
VOCs to be addressed by a VIMS. 

   
The SMP includes the following: 
 

 Background information for the Site (discussed above) 
 Site redevelopment assumptions 
 Definitions 
 Impacted soil areas (ISAs) 
 Chemicals of potential concern (COPCs) 
 Exposure pathways 
 Notifications 
 COPC field identification 
 Soil screening criteria 
 Monitoring personnel and procedures  
 Visible dust mitigation measures 
 Impacted soil handling and stockpiling procedures 
 Confirmation soil sampling and analyses 
 Impacted soil profiling for disposal 
 Impacted soil removal and disposal procedures 
 Resumption of Site grading following soil remediation 
 Imported soil protocols 
 Pollution prevention and control 
 Storm water  
 Documentation 
 Limitations 
 References 

 
2.0 SITE REDEVELOPMENT ASSUMPTIONS 
 
Based on Tetra Tech’s understanding of current Site redevelopment plans, the following assumptions 
have been used to guide development of this SMP: 
 

1. The development will be multi-family residential. 
 
2. Overall responsibility for management of the development will reside with a management entity, 

such as a homeowners’ association. 
 

3. The management entity will have the responsibility for reviewing and approving any activities at 
the Site that involve removal of any subgrade utilities, floor slabs, pavement, and/or 
subsurface/subgrade excavations. 
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4. As a part of Site redevelopment, it is expected that Site buildings will be demolished and Site soil 

will be excavated and removed/re-worked as a part of geotechnical foundation preparation.  The 
excavations are expected to be on the order of five feet bgs, except for localized areas where 
somewhat deeper excavations may be necessary (such as for installation of utilities).  The actual 
depth of the excavations is dependent on a number of factors, including, but not necessarily 
limited to, the final multi-family residential building(s) design and the geotechnical engineer’s 
foundation recommendations.   

 
5. During redevelopment, two previously abandoned oil wells at the Site may need to be re-

abandoned in accordance with State guidelines in effect at the time the Site is redeveloped.  
Except as discussed in Section 1.7, re-abandonment of the previously abandoned oil wells is not 
otherwise addressed in the SMP. 

 
6. Vapor intrusion mitigation is to be utilized at the Site, unless it can be shown at the time of 

planned redevelopment that the Site meets health risk guidance established by the USEPA and/or 
State and that vapor intrusion mitigation is not necessary.  Documentation of a finding that vapor 
intrusion mitigation is not necessary is to be submitted to the SARWQCB for its concurrence. 
Vapor intrusion mitigation may include, but not necessarily be limited to:  installation of a VIMS 
(such as Liquid Boot®) beneath residential floor slabs; “podium”-type construction (residential 
units constructed above at-grade parking) with documented at-grade ventilation that shows vapor 
migration does not result in exceedence of State standards for vapor intrusion; or, construction of 
a subgrade/partially subgrade parking structure(s) beneath residential buildings that meets 
ventilation guidelines, such as those of the International Mechanical Code (IMC, 2009).  A VIMS 
is not otherwise addressed in this SMP. 

 
7. Groundwater monitoring and ISCO application wells will be abandoned in accordance with State 

guidelines in effect at the time of the groundwater monitoring and ISCO application well 
abandonment.  At the time this SMP was prepared, the State guidance for well abandonment is 
provided in California DWR guidance documents published in 1981 and 1991 (DWR, 1981; 
1991).  Abandonment of the wells is to be coordinated with the SARWQCB and documented 
when and as completed.  Except as discussed in Section 1.9, abandonment of groundwater 
monitoring and ISCO application wells is not otherwise addressed in the SMP. 

 
8. As the Site currently is developed, storm water flows towards the adjoining streets and storm 

drains.  For planned Site development, a storm water pollution prevention plan (SWPPP) is to be 
prepared, consistent with permit requirements in effect at the time of Site redevelopment.  The 
SWPPP is to be submitted, along with applicable permit application paperwork, to the 
SARWQCB for approval as a part of Site redevelopment activities.  Preparation of a SWPPP is 
not otherwise addressed in this SMP. 

 
9. This SMP is expected to be part of a Covenant to Restrict Land Use (Covenant) that will be 

recorded with the Orange County Registrar’s office and is intended to run with the deed to the 
Site property.   

 
10. All activities performed under this SMP are to be coordinated with and have the approval of the 

SARWQCB at the time of SMP implementation. 
 

11. Although there has been extensive characterization performed at the Site, there also is the 
potential for previously unknown areas of impacted soil to be encountered.  This SMP is designed 
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to be flexible with the understanding that once the Site development design is finalized, the final 
development design and the SMP are to be re-reviewed by the Site Owner and the SMP can be 
modified, as judged by the Site Owner to be necessary.  The SMP is also designed so that 
previously unknown areas of impacted soil, if any, can be addressed in the event one or more 
previously unknown ISAs is encountered.   
 

In the event that the Site redevelopment assumptions cited above are consistent with the final Site multi-
family residential housing approved by the City for the Site, it is expected that this SMP can be 
implemented as presented (in the form approved by the SARWQCB). 
 
3.0 DEFINITIONS 
 
Best Available Control Measures (BACMs):  Dust control measures set forth by the South Coast Air 
Quality Control Management District (SCAQMD) in Rule 403. 
 
Best Management Practices (BMPs):  Methods or techniques considered to be the most effective practical 
means of achieving a desired objective, such as preventing pollution from a point source. 
 
Chemicals of Potential Concern (COPCs):  Chemicals that are considered to be COPCs include:  TCE, 
cis-1,2-DCE, VC, TPH as gasoline (TPHg), TPH as diesel (TPHd), TPH as motor oil (TPHmo), and 
arsenic.  See additional discussion in Section 5.0. 
 
Contractor:  Company hired by Site Owner to grade the Site in preparation for Site development.  As used 
here, the term “Contractor” includes all employees of the grading contractor, whether considered to be 
full-time, part-time, or contract employees, or those otherwise directed by the grading contractor who are 
involved with grading operations.  The term is intended to include those Contractor representatives 
involved with operating earth moving equipment and/or monitoring for impacted soil during grading 
operations across the Site.  See also: Remediation Contractor. 
 
Covenant:  As a part of the CAP, a Covenant to Restrict Use of Property – Environmental Restriction is to 
be prepared and signed by the Site Owner and recorded with the Orange County Registrar.  Additional 
discussion of the Covenant is presented in Section 2.0. 
 
Deep Soil:  Earth materials at depths greater than eight feet below the depth that will be overexcavated as 
part of Site redevelopment and expected to correspond to soils at depths greater than approximately 10 
feet below current grade.   
 
Disposal:  Transport of Site soil to be deposited at an off-Site facility in accordance with applicable 
regulations.  
 
Disposal Facility:  State- or Federal-permitted disposal/soil recycling/land farming/incineration facility. 
 
Earth Moving Equipment:  Any tool or vehicle used for the purposes of grading or earth moving at the 
Site. 
 
Engineered Fill:  Earth material (such as soil) placed as foundation material prior to the construction of 
Site buildings, pavement, or other appurtenances. 
 
Environmental Consultant:  Representative of the environmental company hired by the Site Owner to 
implement this SMP.  The representative who performs the monitoring and documentation activities 

D-16



 

 
Tetra Tech, Inc. 12 Soil Management Plan 
June 4, 2013 Former J. C. Carter Company Facility Project No. T19437.10 (T05) 
 Costa Mesa, CA  92627 

described in this SMP is to be experienced with grading operations where petroleum- and/or VOC-
impacted soil and/or soil gas may be present. 
 
Excavation:  Any on-Site soil removal during construction at the Site.  This can include, but is not 
necessarily limited to, trenching for utilities, digging for footings, or other activity(ies) that results in 
exposure to soil and on-Site removal of soil below the existing grade. 
 
Freeboard:  The height of a truck trailer’s sides above dirt, debris, or other materials in the truck’s trailer. 
 
Fugitive Dust:  Any solid particulate matter that becomes airborne, other than that emitted from an 
exhaust stack, directly or indirectly, as a result of the activities of any person. 
 
Grading Contractor:  See Contractor. 
 
Grading or Earth Moving Operations:  The use of any equipment for an activity which may generate 
fugitive dust, such as, but not limited to, cutting and filling, grading, leveling, excavating, trenching, 
loading or unloading of bulk materials, demolishing, blasting, drilling, adding to or removing bulk 
materials from open storage piles, back filling, soil mulching, landfill operations, or weed abatement by 
discing or blading methods. 
 
Haul Truck:  Any fully or partially open-bodied, self-propelled vehicle, including any non-motorized 
attachments, such as, but not limited to, trailers or other conveyances that are connected to or propelled by 
the actual motorized portion of the vehicle used for transporting bulk materials (i.e., fill, soil, and/or 
bedrock). 
 
Hazardous Material:  Matter, including petroleum products, defined by the State or the USEPA as 
hazardous. 
 
Hazardous Substance:  Includes both hazardous material and hazardous waste. 
 
Hazardous Waste:  A discarded, unwanted material defined by the State or the USEPA as hazardous.  
Includes waste petroleum products and soil impacted with COPCs. 
 
Health and Safety Plan (HASP):  A document prepared by the Environmental Consultant to:  minimize 
exposure to hazardous substances; provide for participation in a medical surveillance program; and, 
establish field operating and emergency response procedures.  Additional information on the HASP is 
presented in Section 10.0. 
 
Impacted Soil:  Any soil that: 
 

 is stained with chemicals (including petroleum products); 
 
 has a vapor phase concentration of 50 parts per million (ppm) or greater of photoionization 

detector- (PID-) detected VOCs, as measured in accordance with SCAQMD Rule 1166 (adopted  
August 5, 1988, amended July 14, 1995, and, subsequently amended May 11, 2001) (SCAQMD, 
2001) guidance;  

 
 has PID-detectable VOCs above background levels; or, 

 
 has COPC concentrations above the soil screening levels cited below. 
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Impacted Soil Area (ISA):  An area of soil that contains one or more COPCs, the concentration of which 
exceeds soil screening levels, and which is to be remediated under this SMP.  At the time this SMP was 
prepared, there were four known ISAs, designated ISA1 to ISA4. 
 
Intermediate Depth Soil:  Earth materials at depths between three and eight feet below the depth that will 
be overexcavated as part of Site redevelopment (i.e., soils between approximately five feet and 10 feet 
below current grade).   
 
Near-Surface Soil:  Soil in the upper 10 feet bgs (including both shallow soil and intermediate depth soil). 
 
Overexcavation:  On-Site soil excavation below existing grade as a part of foundation treatment. 
 
Photoionization Detector (PID):  Portable electronic “sniffing” instrument equipped with an 11.7 
electron-volt (eV) lamp calibrated to hexane.  
 
PM10:  Particulate matter 10 microns in diameter. 
 
Remediation Contractor:  Company hired by the Site Owner or the Site Owner’s designee to perform 
remediation in the ISAs.  As used here, the term “ Remediation Contractor” includes all employees of the 
Remediation Contractor, whether considered to be full-time, part-time, or contract employees, or those 
otherwise directed by the Remediation Contractor who are involved with remediation of the ISAs (such as 
subcontractors and transporters of the excavated soil).  The term is intended to include those contractor 
representatives involved with operating earth moving equipment within the ISAs.  The Remediation 
Contractor is to perform its services in accordance with its company’s HASP, as well as the HASP 
prepared by the Environmental Consultant for this Site. 
 
Shallow Soil:   Earth materials at depths of less than three feet below the depth that will be overexcavated 
as part of Site redevelopment (i.e., soils within approximately five feet of current grade).   
 
Site:  The property at 671 West 17th Street, in Costa Mesa, California, (APN 424-291-11) that 
encompasses approximately 10 acres of land.  The Site is shown on Figure 2. 
 
Site Owner:  Seventeenth Street Realty, LLC (SSR) (current Site Owner) or other subsequent entity that 
owns the Site or is otherwise responsible for Site redevelopment (including grading operations). 
 
SMP Completion Report:  Report that documents the completion of SMP activities performed during the 
activities described in this SMP; the SMP Completion Report is to be submitted to the SARWQCB. 
 
Soil:  Earth material which has been modified and acted upon by physical, chemical, and/or biological 
agents to the extent it is unconsolidated material; surficial residue of weathered bedrock either transported 
by natural processes or weathered in-place above the parent bedrock.  See also Shallow Soil, Intermediate 
Depth Soil, and Deep Soil.  
 
Soil Management Plan (SMP):  This document. 
 
Soil Screening Levels (SSLs) for Impacted Soil:   
 

 Shallow Soil:  All stained soil, soil with an odor, and/or soil with one or more COPC 
concentrations greater than the more stringent of their respective California Regional Water 

D-18



 

 
Tetra Tech, Inc. 14 Soil Management Plan 
June 4, 2013 Former J. C. Carter Company Facility Project No. T19437.10 (T05) 
 Costa Mesa, CA  92627 

Quality Control Board, San Francisco Region (SFRWQCB) environmental screening levels 
(ESLs) (based on direct exposure) for residential land use (currently:  SFRWQCB, 2013; Table 
K-1;) and USEPA regional screening levels (RSLs) for residential use (currently:  USEPA, 2012), 
except arsenic.  In shallow soil, the screening level concentration for arsenic is the background 
concentration based on the background study by Chernoff, et al. (2008). 
 

 Intermediate Depth Soil:  All stained soil, soil with an odor, and/or soil with one or more COPC 
concentrations greater than their respective SFRWQCBs (based on potential leaching to 
groundwater) (currently:  SFRWQCB, 2013; Table G), except arsenic, as discussed above. 

 
 Deep Soil:  No remediation is expected below 10 feet bgs; therefore, no screening level cleanup 

standard has been established. 
 
Total Petroleum Hydrocarbons (TPH):  Petroleum hydrocarbons with the carbon range of approximately 
C6 to C35 that includes:  TPHg in approximately the carbon range of C6 to C12; TPHd in approximately 
the carbon range of C13 to C22; and, TPHmo in the carbon range of >C22.  These compounds typically 
are analyzed by USEPA Method No. 8015m with carbon chain speciation or similar analytical method 
acceptable to the SARWQCB. 
 
Trackout / Carryout:  Any soil (including impacted soil) that adheres to and agglomerates on the surfaces 
of motor vehicles, haul trucks, and equipment (including tires) that has been released onto a paved road 
and can be removed by a vacuum sweeper or a broom sweeper under normal operating conditions. 
 
Trackout Control Device:  A gravel pad, grizzly, wheel wash system, wheel shaker, and/or a paved area 
that prevents vehicular release of impacted soil in on-Site areas of “clean” soil.  It also includes a device 
used to prevent the release of soil (including impacted soil) off-Site from heavy equipment, trucks, and 
other vehicles exiting the Site.   
 
Truck Loading / Decontamination Area:  An area set up with an impermeable liner (such as visqueen) and 
containment near an ISA.  In this area, truck loading of impacted soil is to take place.  In addition, heavy 
equipment that comes in contact with the impacted soil and the haul trucks are to be decontaminated 
before moving to other areas of the Site or off-Site. 
 
Vapor Intrusion Mitigation System (VIMS):  Materials and equipment designed to mitigate the effect of 
possible vapor intrusion, such as from methane or VOCs in groundwater.  At the Site, this is expected to 
include a vapor migration retardant membrane, such as Liquid Boot®.  It can also include a passive 
venting system of perforated piping installed beneath the membrane with vertical piping that discharges 
above the roofline of the residential units.  It is expected that the VIMS will be designed by a State-
licensed P.E. or E.G. experienced in the design and installation of VIMS’ in southern California.  It is also 
expected that the VIMS installation will be monitored, tested, and certified by the licensed P.E. or E.G. 
 
Vapor Phase:  Any gas emitted from earth moving or from an exhaust stack, directly or indirectly, as a 
result of the activities of any person.  It also includes VOCs that have partitioned into soil gas. 
 
Visible Dust Emissions:  Any solid particulate matter that is visually detectable in the air without the aid 
of instruments other than corrective lenses. 
 
Volatile Organic Compounds (VOCs):  Any compound of carbon, excluding carbon monoxide, carbon 
dioxide, carbonic acid, metallic carbides or carbonates, and ammonium carbonate, which participates in 
atmospheric photochemical reactions.  The term includes the three chlorinated carbon compounds  TCE, 
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cis-1,2-DCE, and VC  that were detected above their respective California MCLs in sampled 
groundwater in at least one of the groundwater wells that was sampled during the fourth quarter 2012 
groundwater sample round at the Site (Tetra Tech, 2013b).  In addition, benzene was detected in analyzed 
soil sampled in the area of the former cutting oil UST (ISA 1).  VOCs typically are analyzed in general 
accordance with USEPA Method No. 8260B. 
 
Written Communication:  A hard copy document or electronic method of communication, such as e-mail, 
texting, or other reproducible/documentable communication vehicle, that is mutually agreed upon by the 
Site Owner and the SARWQCB. 
 
4.0 IMPACTED SOIL AREAS (ISAs) 
 
Consistent with the CAO Requirement #3, Site soils have been extensively investigated to evaluate the 
likelihood that ISAs are present at the Site, including potential source(s) of the VOC-impacted 
groundwater in the western part of the Site.  The investigations included soil sampling and analysis in 
borings for groundwater monitoring wells and ISCO-related application and monitoring wells and in the 
area of the two USTs, as well as soil gas sampling across the Site by Tetra Tech and others.  To 
complement these data, soil samples were collected and analyzed in nine PSAs that had not previously 
been investigated.  These PSAs were investigated to evaluate whether any previously unknown source 
areas existed at the Site.  Examples of the PSAs included reported locations of historical degreasers, 
machine shops, and hazardous waste storage area.  These PSAs are discussed in Tetra Tech’ Potential 
Source Area Evaluation Report dated June 22, 2011 (Tetra Tech, 2011c).  Of the nine PSAs, four were 
considered ISAs.  One additional PSA, referred to as the test stand area, in the northwestern part of the 
Site, was subsequently investigated; it is discussed in Tetra Tech’s Test Stand Area Evaluation Report 
dated April 2, 2012 (Tetra Tech (2012f).  Based on the results of soil sampling in this PSA, it was not 
considered to be an ISA.  Following is a brief summary of each of the four ISAs.  Their locations are 
shown on Figure 2. 

4.1 ISA 1 – Former Waste Cutting Oil UST 
 
The location of ISA 1 is shown on Figure 2.  This ISA is related to petroleum-impacted soil left in-place, 
due to access limitations, during removal of a waste cutting oil UST from the eastern part of the Site in 
1986.   The former UST appears to have been the source of the somewhat elevated VOCs concentrations 
in groundwater in the eastern part of the Site; however, as discussed below, no remaining elevated 
concentrations of VOCs have been reported in the soil sampling in this area by Hekimian & Associates 
(1987) and Converse Environmental Consultants (Converse) (Converse, 1988). 
 
In addition to soil sampling and analysis when the UST was removed, 11 borings (B-1 through B-7, B-9, 
B10, and the borings for groundwater monitoring wells MW-1, MW-2) were advanced in the area of the 
former UST, two groundwater monitoring wells were installed (and remain at the Site at the present time), 
and a soil gas sample has been collected and analyzed.  Following is a brief summary of the UST-related 
information. 
 
One soil sample (the 10-foot sample from boring B-1, located adjacent to the former waste cutting oil 
UST) had reported total recoverable petroleum hydrocarbon (TRPH) and benzene concentrations of 3,764 
milligrams per kilogram (mg/kg) and 31mg/kg, respectively.  Underlying soil samples had non-detectable 
TRPH concentrations.  In addition, four soil borings (B-2 to B-5) were advanced around the perimeter of 
the UST excavation within approximately 6 to 19 feet of boring B-1 (and within 2 to 11 feet of the 
excavation).  Soil samples collected from these borings all had lower TRPH concentrations than in boring 
B-1 and, where analyzed, non-detectable benzene concentrations.  No VOCs were detected.  In two 
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additional borings (B6 and B7) advanced by Converse in the area of the former UST, the TRPH 
concentrations were below those reported in boring B-1, very low petroleum hydrocarbon (also referred 
to in this SMP as TPH) concentrations were detected (2 mg/kg), and no VOCs were detected, except for 
TCE at a concentration of 0.07 mg/kg.  Based on these results, it appears likely that the extent of TRPH- 
and benzene-impacted soil in this area is localized and there is no report of VOC-impacted soil.  Note:  
The analysis for TRPH is not now considered appropriate for making decisions regarding whether the 
soil is impacted to the extent that remediation is warranted.  As discussed in Section 13.0, analysis for 
TPH with carbon speciation (TPHcc) is recommended where petroleum hydrocarbons are reported to be 
present. 
 
ISA 1 Summary:  Based on the information summarized above, the lateral extent of the impacted soil in 
ISA 1 appears to be limited to the upper 10 to 15 feet bgs area within approximately 2 to 11 feet of the 
former UST excavation backfill.  The COPCs are TPH and benzene. 

4.2 ISA 2 – Northern Part of Low Temperature Test Area 

 
ISA 2 is located in the northern part of the low temperature test area (Figure 2).  Discolored soil with a 
petroleum-like odor was encountered beneath the concrete slab to 17 feet bgs, and low concentrations of 
TPHg, TPHd, and TPHmo were detected in the ISCO application well (IW3) boring advanced in this area in 
January 2011.  The lateral extent of this impacted soil is unknown; however, in soil returned during air knife 
and/or soil sampling in the upper 20 feet, soil with a “slight solvent-like odor” was noted on the boring logs 
by the Tetra Tech inspector (Tetra Tech, 2012a) in the borings for ISCO application wells IW4 and IW5 that 
were advanced approximately 35 to 40 feet west and south of the boring for ISCO application well IW3. 
 
The highest TPHg, TPHd, and TPHmo concentrations in the analyzed soil samples from the boring for ISCO 
application well IW3 were 68 mg/kg, 76 mg/kg, and 120 mg/kg, respectively.   Low concentrations of VOCs 
(mainly TCE) ranging from 4.1 µg/kg to 13 µg/kg were detected in the analyzed soil samples collected 
above the groundwater table (27.78 feet bgs) in the IW3 boring.  No TPHg, TPHd, or TPHmo 
concentrations were detected in the analyzed water sample from the application well installed in this boring 
(Tetra Tech, 2011b).   The reported TPHg, TPHd, and TPHmo concentrations in the analyzed soil samples 
are well below their respective ESLs and RSLs and are not considered to be of environmental concern at the 
present time; however, in the event these petroleum-impacted soils are exposed in near-surface soils during 
Site redevelopment, they are expected to be handled in accordance with this SMP due to the staining and 
petroleum/solvent odors. 
 
ISA 2 Summary:  Based on the information summarized above, impacted soil in ISA 2 appears to extend 
to a maximum depth of approximately 17 feet bgs with a lateral extent of at least 35 to 40 feet from the 
boring for ISCO application well IW3.  The COPC is TPH. 

4.3 ISA 3 - Northeastern Part of the Site (Former 3-Stage Clarifier)  

 
Elevated concentrations of TPHg, TPHd, and TPHmo (also reported by the laboratory as GRO [gasoline-
range organics], DRO [diesel-range organics], and MORO [motor oil-range organics], respectively) were 
detected in sampled soil collected from three of the five borings advanced in this area of the Site.  Where 
detected, the TPHg, TPHd, and TPHmo concentrations ranged from 14 to 2,400 mg/kg, 280 to 2,400 mg/kg, 
and 150 to 790 mg/kg, respectively.  The TPHg, TPHd, and TPHmo concentrations were reported in 
analyzed soil samples in the boring drilled next to the former 3-stage clarifier and two step-out borings to the 
west of the former 3-stage clarifier.  The maximum TPHg, TPHd, and TPHmo concentrations exceed their 
respective soil screening levels.  These data, and those from other nearby borings advanced north and south 
of the former 3-stage clarifier, indicate that the lateral extent of the petroleum-impacted soil in the area of the 
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former 3-stage clarifier extends to the west at least 45 feet and extends less than 100 feet to the north and 
south.  The lateral and vertical extent to the east of the former 3-stage clarifier is unknown.  The vertical 
extent of petroleum-impacted soil shallows westward from approximately 13 feet bgs to 7 feet bgs (Tetra 
Tech, 2011c).  
 
No significant VOC or semi-VOC (SVOC) concentrations were reported to be present above their ESLs or 
RSLs in analyzed soil samples collected from the borings advanced in ISA 3 in the northeastern part of the 
Site. 
 
None of the California Code of Regulations (CCR) metals concentrations in sampled soil from this ISA 
exceeded their respective California Human Health Screening Levels (CHHSLs) (Cal/EPA, 2005) or 
ESLs for residential land use, with the exception of arsenic.   In two of the soil samples, the reported 
arsenic concentration was 7.1 mg/kg.  This arsenic concentration in the soil samples, while above the 
arsenic ESL and RSL for residential land use, is considered to be consistent with background 
concentrations of arsenic, as discussed below in Section 5.3.   
 
ISA 3 Summary:  Based on the information summarized above, impacted soil in ISA 3 appears to extend 
to a maximum depth of approximately 13 feet bgs with a lateral extent on the order of approximately 90 
by 200 feet from the former 3-stage clarifier.  The COPC is TPH. 

4.4 ISA 4 - Northwestern Parking Lot Area  
 
Petroleum-like staining and odor were noted between 1 ½ and 4 feet bgs in a boring (P1)   advanced in the 
northwestern parking area.  Low concentrations of TPHd (49 mg/kg) and TPHmo (76 mg/kg) were detected 
in the analyzed soil sample collected from the 5.5-foot bgs depth in this boring.  No staining or odor was 
noted in the step-out boring located approximately 30 feet to the west of the initial boring.  A low 
concentration of 62 mg/kg of TPHmo was reported in the analyzed soil sample collected from the 5.5-foot 
bgs depth in the 30-feet-to-the-west boring.  
 
A sewer-like odor was noted in a second step-out boring located approximately 30 feet to the north of the 
initial boring; however, no TPHg, TPHd, or TPHmo were detected above the laboratory’s reporting limit in 
the analyzed soil samples collected at the depths of 5.5 feet bgs and 12 feet bgs from the 30-feet-to-the-north 
boring.  
 
No petroleum staining or odor was noted in sampled soil in boring P2, which was advanced north of 
groundwater monitoring wells MW-11 and IMW1.  Low concentrations of TPHmo (35 mg/kg) were detected 
in the analyzed soil sample collected from the 5.5-foot depth in boring P2.  
 
No VOC or SVOC concentrations were detected above their ESLs in the borings advanced in the 
northwestern part of the Site. 
 
One soil sample was analyzed for total metals concentrations in this area of the Site.  With one exception, 
all of the detected total metals concentrations were well below their respective ESLs and RSLs for 
residential sites and are consistent with background concentrations reported for western United States 
soils (Shacklette and Boerngen, 1981) and background concentrations of trace and major elements in 
California soils (Bradford, Chang, et al., Kearney Foundation of Soil Science, 1996).   
 
The total arsenic concentration in the analyzed soil sample collected from the initial boring at a depth of 
5.5 feet bgs in this area was 5.3 mg/kg.  This arsenic concentration in soil, while above its ESL and RSL 
for residential land use, is considered to be consistent with background concentrations of arsenic, as 
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discussed below in Section 5.3.  No arsenic was detected above the laboratory’s reporting limit of 5 
mg/kg in two other soil samples analyzed for metals; these soil samples were collected from two borings 
in other nearby areas of the Site.   
  
ISA 4 Summary:  Based on the information summarized above, impacted soil in ISA 4 appears to be a 
very localized area of stained and odorous soil in the depth interval above five feet bgs with a likely 
lateral extent of less than 30 feet from boring P1.  The COPC is TPH. 
 
5.0 CHEMICALS OF POTENTIAL CONCERN (COPCs) 
 
Vapor phase VOCs that are considered to be COPCs include:  TCE, cis-1,2-DCE, and VC.  In addition, 
TPHg, TPHd, TPHmo, benzene, and arsenic in soil are considered to be COPCs.  The basis for 
considering these compounds to be COPCs is discussed below.   

5.1 Volatile Organic Compounds (VOCs) 
 
No obvious source of the VOC-impacted groundwater in the western part of the Site has been found to 
date, and no significant VOC concentrations were found in the 10 PSAs that were investigated at the Site.  
Although no significant VOC concentrations were found in the investigated PSAs and the ISAs cited 
above, the potential presence of selected VOCs cannot be ruled out.  For the purposes of this SMP, three 
VOCs that were present in sampled groundwater at concentrations above their respective MCLs in the 
shallow groundwater zone during the most recent groundwater monitoring round are included as COPCs.  
These VOCs include TCE, cis-1,2-DCE, and VC.  In addition, benzene was detected in ISA 1 soil and is 
included as a COPC. 

5.2 Total Petroleum Hydrocarbons (TPH) 
 
The presence of stained soil (indicative of petroleum products) and/or soil with petroleum (or other 
chemical) odors in shallow soil (the upper five feet bgs) at the Site will need to be remediated in 
accordance with the CAP (Tetra Tech, 2008d) and the redevelopment assumptions (discussed in Section 
2.0, Item #4).  Based on the results of soil analyses in ISAs 1 to 4, the COPCs associated with the stained 
and/or odorous soil includes one or more of the following:  TPHg, TPHd, TPHmo, and benzene.    

5.3 Metals 
 
None of the CCR metals concentrations have been found in the PSAs at concentrations above background 
concentrations.  Except for arsenic, none of the CCR metals concentrations in analyzed soil samples 
exceeded their respective CHHSLs, ESLs, or RSLs for residential land use.  Although the arsenic 
concentrations detected in Site soils are considered to be background concentrations, arsenic is treated as 
a COPC in this SMP because the concentrations at selected locations in ISA 3 and ISA 4 exceeded the 
arsenic CHHSL, ESL, and RSL for residential land use and the resultant need to control contact with Site 
soils and dust during Site grading and other excavation activities.  Site soils do not need to be remediated 
because of their arsenic content based on the sampling and analysis performed to date.  
 
Arsenic is a naturally-occurring semi-metallic element in the earth’s crust (Agency for Toxic Substances 
and Disease Registry [ATSDR], 2007) that can be found in a number of rock types.  Man-made use of 
inorganic arsenic compounds includes:  use as pesticides from the mid-1800s to the mid-1900s; 
herbicides; fertilizers; medical use (e.g., in the treatment of leukemia, psoriasis, and asthma); wood 
preservatives; and, industrial processes, such as paper production and glass and cement manufacturing, as 
well as mining and smelting.  Arsenic also is used in metals, drugs, paints, dyes, semi-conductors, lead-
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acid batteries, and soaps (ATSDR, 2007; Brooks, 2002).  None of these activities or potential man-made 
sources of arsenic are known to have been present or occurred at the Site.   
 
Naturally-occurring arsenic concentrations in California soils often exceed human health-based screening 
criteria, such as the CHHSLs, ESLs, and RSLs.  For this reason, arsenic concentrations are frequently 
compared with regional or local background concentrations rather than health-based criteria.  The arsenic 
concentrations reported in ISA 3 and ISA 4 are consistent with the background arsenic concentration that 
is typically reported in the western United States and southern California (Shacklette and Boerngen, 1981; 
Bradford, et al., 1996; Chernoff, et al., 2008).  For example, Chernoff, et al. (2008), as a part of California 
Department of Toxic Substances (DTSC) studies of southern California school sites, cite a probability 
plot for school sites in five southern California counties showing an “…upper-bound background arsenic 
concentration of 12 mg/kg.”  Bradford, et al. (1996), in their paper on southern California soils, cite the 
arsenic concentration range in 50 typical southern California soil samples to be 0.6 to 11 mg/kg.  Based 
on this information, Tetra Tech (2011c) concluded that the detected arsenic concentrations in the analyzed 
soil samples are consistent with background concentrations and, therefore, are not of environmental 
concern.  Tetra Tech is not aware of any published studies of naturally-occurring arsenic concentrations 
conducted in vicinity of the Site. 
 
As discussed below in Section 11.0, during Site redevelopment activities that involve disturbing Site 
soils, exposure to the background concentrations of arsenic in Site soils can be minimized and mitigated 
by following standard dust-control procedures. 
 
6.0 EXPOSURE PATHWAYS 
 
Potential exposure pathways for the vapor phase COPCs at the Site include inhalation, ingestion, and 
dermal contact with COPCs via air, soil, groundwater, and surface water.  There currently are no 
complete exposure pathways to vapor phase VOCs via dermal contact or ingestion at the Site.  The one 
potential exposure pathway to vapor phase VOCs at the Site is inhalation of VOCs vapor emitted from 
soil gas.  Following redevelopment at the Site, there are expected to be no complete exposure pathways 
for inhalation, ingestion, or dermal contact with COPCs via air, soil, groundwater, and surface water. 
Each is discussed briefly below.  
 
6.1 Soil 
 
There currently are no complete exposure pathways to COPCs in soils at the Site.  Similarly, following 
Site redevelopment, it is expected that there will be no complete exposure pathways to any remaining 
COPCs in soils at depth beneath the Site.  The potential exposure pathways to COPCs in soils are 
expected to occur during Site redevelopment when near-surface soils are disturbed.  Those potential 
pathways include construction worker exposure to airborne dust, dermal contact with dust, and possible 
inadvertent ingestion.  Measures to mitigate these potential exposures will be addressed in the HASP and 
are briefly discussed in Section 11.0.   
 
6.2 Soil Gas 
 
There are no complete exposure pathways to vapor phase VOCs, except for possible exposure to vapor 
phase VOCs via inhalation of vapor phase VOCs emitted from VOC-impacted groundwater or methane 
via inhalation of methane gas from the Newport Beach Oil Field.  As discussed in Section 1.8, it is 
expected that a VIMS will be installed as a part of Site redevelopment (unless there is podium-type 
construction with under-building garages or it otherwise can be demonstrated time that there is no 
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unacceptable health risk associated with the VOC–impacted groundwater and/or methane gas).  VIMS 
installation will sever the pathway for vapor phase VOCs and/or methane gas and thereby virtually 
eliminate the vapor intrusion pathway.  
 
6.3 Surface Water 
 
There currently is no direct contact of surface water with impacted soil, and all surface water exits the 
Site as storm water.  There is no surface water at the Site and, therefore, no pathway for exposure.  
Similarly, following Site redevelopment, it is expected that there will be no complete exposure pathway 
to surface water.  During redevelopment, surface water is expected to percolate into Site soils; any run-off 
will be controlled according to a SWPPP that is to be prepared, as discussed in Section 19.0. 
 
6.4 Groundwater 
 
Because shallow groundwater is not a source of drinking water, there is no complete exposure pathway to 
shallow groundwater.  No use of groundwater is expected following Site redevelopment.  The Covenant is 
expected to include a restriction that groundwater is not to be used as a source of water.  Site 
redevelopment activities are not expected to encounter groundwater due to the depth of the groundwater 
at the Site (13 to 32 feet bgs). 
 
7.0 NOTIFICATIONS 
 
7.1 Proposition 65 
 
Signs are to be posted at the Site during implementation of the SMP in general accordance with State of 
California Proposition 65 to provide notification of the presence of chemicals that are known to the State 
to cause cancer or birth defects or other reproductive harm.  
 
7.2 SARWQCB 

 
Notification of grading operations is to be provided by the Site Owner or Environmental Consultant to the 
SARWQCB at least three business days prior to the commencement of grading operations.  Notification 
is to be provided by phone with e-mail follow-up.   
 
Ms. Rose Scott is the contact at SARWQCB for this SMP.  Ms. Scott’s telephone number is:  (323) 890-
4027.  Her e-mail address is:  rose.scott@waterboards.ca.gov. 
 
7.3 Impacted Soil Areas (ISAs) 
 
When evidence of impacted soil is encountered (including the four known ISAs [discussed in Section 
4.0]), grading, overexcavation, and/or other soil disturbing activities are to cease immediately in the area 
where impacted soil is encountered (as discussed further in Section 10.0).  The Environmental Consultant 
is to be notified immediately, if not present at the time the impacted soil is encountered.  The notification 
is to include: 
 

 The name, affiliation, and cellular phone number of the person doing the notification. 
 

 The time that impacted soil and/or soil gas was observed/noted. 
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 The location of the impacted soil and/or soil gas. 
 

 A description of what was observed or smelled. 
 

 The dimensions of what was observed (approximate length, width, and thickness). 
 
The Environmental Consultant or other Site Owner’s designee is to notify the Site Owner, and the Site 
Owner’s designee or the Environmental Consultant is to notify the SARWQCB within 24 hours by 
telephone, with e-mail or other written follow-up. 
 
7.4 USTs, Sumps, and Clarifiers 
 
Standard notifications for removal of subgrade features that are encountered during Site grading (such as 
USTs, sumps, and clarifiers) are to be provided to the appropriate regulatory agency according to 
regulations in effect at the time of Site redevelopment.  Currently, that regulatory agency for the Site is 
the SARWQCB.  For example, notification is to be provided prior to removal of the abandoned-in-place 
1,000-gallon diesel UST located in the central part of the Site (discussed in Section 1.5) and the former 3-
stage clarifier in the northeastern part of the Site (discussed in Section 1.6).  
 
8.0 COPC FIELD IDENTIFICATION CRITERIA  
 
Frequent monitoring is to take place during grading operations and is to include visual and olfactory 
checking for the following indicators of petroleum- or VOC-impacted soil and/or soil gas: 
 

 Stained or discolored soil with a dark coloration. 
 Petroleum odors. 
 Chemical odors. 

 
Periodic monitoring is to take place during grading operations for: 
 

 Above background concentrations of PID-detectable VOC vapors with a PID equipped with an 
11.7 eV lamp. 

 PID-detectable VOC concentrations greater than 50 ppm. 
 

9.0 SOIL SCREENING CRITERIA 
 
9.1 Approach 
 
The following have been considered in evaluating SSLs to be met during implementation of this SMP:   
 

 Potential future resident exposure by direct contact with shallow soils; 
 
 Potential construction worker exposure by direct contact with shallow soils during 

overexcavation of the Site as a part of grading operations and subgrade utility trenching during 
Site redevelopment;  
 

 Potential construction worker exposure during post-redevelopment excavation activities, such as 
subgrade utility maintenance or repairs; and, 

 

D-26



 

 
Tetra Tech, Inc. 22 Soil Management Plan 
June 4, 2013 Former J. C. Carter Company Facility Project No. T19437.10 (T05) 
 Costa Mesa, CA  92627 

 The potential for COPCs in intermediate soils (i.e., below the depth of excavation for Site 
development) to leach to groundwater.  
 

In addition, the following were considered:  
 

 The very low likelihood that there would be exposure to impacted soil below 10 feet below 
current grade once Site redevelopment is completed.  
 

 Current redevelopment plans envision overexcavation of the Site to a maximum depth of five feet 
below current grade for foundation preparation.  Localized areas may be overexcavated to a 
deeper depth for footing installation, utility installation, or other purpose. 
 

The following presents an update to the soil screening criteria for COPCs presented in the CAP (Tetra 
Tech, 2008d) reflecting Tetra Tech’s understanding of current screening level criteria. 
 

 SFRWQCB Residential Land Use ESLs (Direct Exposure):  These ESLs were developed for 
evaluation of direct exposure concerns (SFRWQCB, 2013; Table K-1).  These SFRWQCB ESLs 
were developed for the protection of human health of residents (adults and children).  They 
account for exposure to COPCs through direct contact (i.e., direct ingestion, dermal absorption, 
and inhalation of volatiles and fugitive dust).  The SFRWQCB ESLs were developed using 
California cancer slope factors, reference doses, and skin absorption factors, and assume a target 
risk of 10-6 for carcinogens.  For non-carcinogens, the values for a hazard quotient of 1.0 are 
considered in this SMP.   

 
 USEPA Region 9 RSLs for Residential Land Use (Direct Exposure):  RSLs were developed for 

residential land use (USEPA, 2012).  The RSLs are criteria for the protection of human health 
which also account for exposure through direct contact with COPCs.  The RSLs assume a target 
risk of 10-6 for carcinogens and a target hazard quotient of 1.0 for non-carcinogens.  In some 
cases, the RSLs include “California-modified” screening levels, which were developed using 
California-specific parameters.   

 
 SFRWQCB Construction/Trench Worker Screening Levels (Direct Exposure):  These screening 

levels were developed for evaluation of direct exposure concerns (SFRWQCB, 2013; Table K-3).  
These SFRWQCB screening levels were developed for the protection of human health for 
construction/trench workers.  These criteria account for exposure to construction/trench workers 
through direct contact with COPCs and/or TPH.  These screening levels assume a target risk of 
10-6 for carcinogens.  For non-carcinogens, the values for a target hazard quotient of 1.0 are 
considered in this SMP. 

 
 SFRWQCB ESLs for Potential Leaching to Groundwater:  These ESLs were developed by the 

SFRWQCB (SFRWQCB, 2013; Table G) using a fate-and-transport algorithm developed by the 
State of Oregon and modified by the Massachusetts Department of Environmental Protection and 
updated in 2013.  The screening levels recommended for the SMP are those developed by the 
SFRWQCB for a non-drinking water resource.    

 
9.2 Recommended Soil Screening Criteria 
 
Shallow Soil:   Any stained soil or soil with a chemical or petroleum odor in the upper five feet below 
the existing grade is to be excavated and either remediated on-Site (if approved by the SARWQCB) or 
disposed of off-Site.   
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Any soil in the upper five feet below existing grade, whether or not it is stained or has petroleum or 
chemical odors, that has a COPC concentration that is greater than the more stringent of its SFRWQCB 
ESL (currently presented in SFRWQCB, 2013; Table K-1) or USEPA (2012) for residential land use will 
be excavated and either remediated on-Site (if approved by the SARWQCB), or disposed of off-Site.  The 
COPC arsenic is excluded from this requirement.  In shallow soil, the screening level concentration for 
arsenic is the background concentration based on the background study by Chernoff, et al. (2008). 

 
Intermediate Depth Soil:  Any stained soil or soil with a chemical or petroleum odor in the depth interval 
from five feet to 10 feet below the existing grade is to be excavated and either remediated on-Site (if 
approved by the SARWQCB) or disposed of off-Site.   
 
Any soil in the depth interval from five feet to 10 feet below existing grade, whether or not it is stained or 
has petroleum or chemical odors, that has a COPC concentration that is greater than its SFRWQCB ESL 
based on the potential for leaching to groundwater (currently presented in SFRWQCB, 2013; Table G) is 
to be excavated and either remediated on-Site (if approved by the SARWQCB) or disposed of off-Site.  
The COPC arsenic is excluded from this requirement.  No remediation of soil with arsenic in this depth 
interval is anticipated.  
 
10.0 MONITORING PERSONNEL AND PROCEDURES 
 
10.1 Health and Safety Plan (HASP) 
 
Prior to the commencement of grading operations, a HASP is to be prepared by the Environmental 
Consultant and submitted to the SARWQCB for review and approval.  At a minimum, the HASP is to 
include provisions for Hazardous Waste Operations and Emergency Response (HAZWOPER) training, 
enrollment in a medical surveillance program, medical monitoring, and medical clearance for all of the 
Environmental Consultant’s personnel who work at the Site.  Employees of the Federal, State, and local 
agencies, the Site Owner, and the Site Owner’s Contractor and Remediation Contractor are expected to 
observe the safety rules and regulations as established by their respective organizations and their 
respective HASPs, in addition to the requirements of the Environmental Consultant-prepared HASP.  The 
HASP is also to include procedures to minimize exposure to hazardous substances, establishment of 
restricted access zones, and emergency response procedures.  Following SARWQCB approval, it is to be 
implemented as a part of this SMP during grading operations. 
 
Prior to commencement of grading operations, the Environmental Consultant’s, Contractor’s, and 
Remediation Contractor’s representatives are to participate in a “pre-construction” meeting.  At the 
meeting, the Environmental Consultant will discuss all components of this SMP and the HASP with all 
personnel involved with the excavation activities. 
 
There is to be no entry into any excavation or area of overexcavation during monitoring of grading 
operations, except as permitted by the California Division of Occupational Safety and Health 
(Cal/OSHA), as governed by CCR Title 8, Section 1541, Subchapter 4 General Requirements, Subchapter 
4. Construction Safety Orders. Article 6. Excavations and summarized in the current Cal/OSHA Pocket 
Guide for the Construction Industry.  (At the time this SMP was prepared, the Guide was current through 
Register 2004, No. 50 [12/10/2004] of the CCR, Title 8 [Cal/OSHA, 2004].)  Note:  Cal/OSHA 
requirements current at the time of the Site ISA areas’ remediation are to be reviewed and used to guide 
entry into excavations.  
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10.2 Monitoring Activities 
 
Soil monitoring during Site grading is expected to include the following: 
 

 Visual and olfactory monitoring is to be performed by the Contractor’s representative, who is to 
be experienced with excavations that have petroleum- or VOC-impacted soil.  The monitoring is 
to include: 
 

o Looking for stained soil. 
 

o Noting whether chemical or petroleum odors are detected. 
 

 The Environmental Consultant will periodically monitor for volatile compounds using the PID.  
The frequency of monitoring by the Environmental Consultant is to be mutually agreed upon by 
the SARWQCB and the Environmental Consultant. 
 

 Monitoring with a PID is to be performed consistent with SCAQMD Rule 1166 (SCAQMD, 
2001) guidelines for monitoring PID-detectable VOCs concentrations during excavation 
activities.  
 

 If the air monitoring readings from an ISA excavation are more than 50 ppm, as detected by the 
PID, then it would be considered to be VOC-impacted by the SCAQMD.  The SCAQMD would 
need to be notified by the Site Owner and a Rule 1166 permit would need to be filed.      

 
 PID monitoring is to include: 

 
o Obtaining background PID readings at a minimum of three locations sufficiently remote 

from the grading operations as to be representative of background conditions in the 
Environmental Consultant’s judgment.  The average of the three readings will be 
considered representative of background volatile compound concentrations for the day 
the readings are obtained. 
 

o Obtaining PID readings in the area of grading operations and overexcavation in general 
accordance with SCAQMD Rule 1166 (SCAQMD, 2001) guidelines. 

 
 Documentation of monitoring activities is to include:  When the monitoring was performed, by 

whom, and where.  It is recommended that this be accomplished by the daily completion of field 
monitoring forms by the contractor and the Environmental Consultant (when the latter is present). 
 

 Monitoring documentation is to include PID calibration date and calibration compound 
appropriate for petroleum compounds and VOCs.  (The SCAQMD specifies hexane for the 
calibration compound.) 

 
 Monitoring documentation is to include dates, times, locations, and readings of PID monitoring. 

 
 Monitoring documentation is to be included in the backup to the SMP Completion Report 

(described in Section 20.0). 
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 Wind conditions are also to be monitored.  Work is to be suspended when instantaneous wind 
speed exceeds 25 miles per hour (mph) (due to the potential for generating fugitive dust 
emissions) unless control measures for high wind conditions can be implemented for each 
applicable fugitive dust source type as specified in Table 1 of SCAQMD Rule 403.   
 

IF IMPACTED SOIL AND/OR SOIL VAPOR/ODOR IS ENCOUNTERED, CEASE OPERATIONS IN 
THE AREA OF IMPACTED SOIL AND CONTACT THE ENVIRONMENTAL CONSULTANT. 
 
10.3 Dust Control Monitoring 
 

 Dust control activities are discussed below in Section 11.0. 
 
 Dust control monitoring is to be performed in accordance with SCAQMD (2005) Rule 403 

guidance. 
 

 The method(s) of dust control are to be documented daily.  If water or other wetting agent is used 
to control dust, the daily documentation is to include the quantities and frequency of water 
application and the locations where the water was applied. 
 

 Documentation also is to include information required by SCAQMD Rule 403.   
 

 It is recommended this documentation be accomplished by the daily completion of field 
monitoring forms by the Contractor. 

 
 Dust control and emissions documentation is to be included in the backup to the SMP Completion 

Report (described in Section 20.0). 

11.0 VISIBLE DUST MITIGATION MEASURES 
 
Dust control activities are to be best available control measures (BACMs), as described in the SCAQMD 
Rule 403 guidance.  At the time this SMP was prepared, the method of dust control that is typically 
employed during soil disturbance activities is the application of water or other wetting or dust suppression 
compound.  It is expected that dust and other ISA excavation equipment-related emissions will meet 
SCAQMD Rule 403 guidance and Localized Significance Threshold (LST) Mass Rate Look-Up Tables 
guidelines in effect at the time the Site grading activities take place.  Current LST Mass Rate Look-Up 
Tables are in the SCAQMD LST guidelines (SCAQMD, 2008) document.  
 
Mitigation measures for dust resulting from excavation activities that are expected to be followed by the 
Contractor include: 
 

 Pre-water the ISA areas to be excavated sufficiently to limit fugitive dust emissions to those 
specified in the SCAQMD LST guidelines (or other applicable standard) using standard 
construction dust control measures. 

 
 During all construction activities that result in dust dispersion, continue to apply water or other 

suitable dust suppressant at the Site to limit fugitive dust emissions to those specified in the 
SCAQMD LST guidelines (or other applicable standard) using standard construction dust control 
measures. 
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 Phase work to limit the amount of surface area disturbed at one time to an area of less than 
approximately 0.1 acre. 

 
 Limit the speed of vehicles on uncontrolled, unpaved access/haul roads in proximity of ISA areas 

undergoing excavation to a maximum of 15 mph. 
 
 When storing bulk materials, cover bulk materials (including stockpiled soil) with tarps, plastic, 

or other suitable material, and anchor in such a manner that prevents the cover from being 
removed by the wind and the dispersal of fugitive dust from the ISA areas. 

 
 Any haul trucks operating at the Site are to control fugitive dust emissions from the hauled soil by 

applying sufficient water or other suitable dust suppressant to limit fugitive dust emissions to 
those specified in the SCAQMD LST guidelines (or other applicable standard).  Freeboard must 
not be less than six inches. 

 
 For off-Site transportation, the following additional mitigation measures are applicable: 

 
o Sufficient water is to be applied to the top of the load to limit fugitive dust emissions to those 

specified in the SCAQMD LST guidelines (or other applicable standard).without causing soil 
run-off while traveling off-Site. 
 

o All visible fugitive dust is to be removed from all exterior and interior surfaces (including 
tires and the underside of the cargo compartment and truck) before any haul truck (empty or 
loaded) leaves the Site. 
 

o Cleanup of carryout and trackout is to be accomplished by use of a trackout control device, 
by manually sweeping and picking-up, operating a rotary brush or broom with applied water, 
or other applicable method, to prevent the discharge of fugitive dust emissions.  This is to be 
accompanied by sufficient wetting to limit on-Site fugitive dust emissions to those specified 
in the SCAQMD LST guidelines (or other applicable standard) and to prevent the release off-
Site of any fugitive dust, or by operating a PM10–efficient street sweeper that has a minimum 
pick-up efficiency of 80%. 

 
 Following the loading of each truck for off-Site disposal of soil (including impacted soil) the 

loaded soil is to be completely covered with a secured tarp or other suitable cover that prevents 
the release of any fugitive dust from the point of origin to the point of unloading.   
 

12.0 IMPACTED SOIL HANDLING AND STOCKPILING PROCEDURES 
 

 During handling of impacted soil, construction dust control BACMs are to be employed to 
control fugitive dust.  These should include, but not necessarily be limited to, standard 
construction-related dust control measures and vapor control measures, if needed, consistent with 
SCAQMD Rule 1166 (SCAQMD, 2001).  
 

 During any activity involving impacted soil, the requirements of the SWPPP are to be followed to 
control storm water run-off, if any, particularly in the areas of impacted soil. 
 

 Impacted soil is to be segregated from non-impacted soil in separate stockpile(s).  To the extent 
feasible, stockpiled soil is to be placed on an impermeable membrane/sheeting (such as visqueen-
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type sheeting or bermed, intact pavement/floor slab) of sufficient thickness that it will not be 
penetrated by earth moving equipment. 
 

 Access restrictions for pedestrian and vehicular traffic are to be placed with the appropriate 
signage around impacted soil stockpile(s). 

 
 Run-off control measures are to be implemented consistent with Federal, State, and local 

regulations.  These can include covering the stockpile(s) and placing a suitable impermeable 
sheeting-covered berm or sandbags around the base of the stockpile(s). 

 
 The impacted soil stockpile(s) is (are) to be covered and secured or otherwise appropriately 

protected from the elements when not actively in use. 
 

 Any excavation and handling activities that involve the impacted soil are to be performed by 
personnel in accordance with a HASP, including provisions for medical monitoring and medical 
clearance.  

 
 Impacted soil is to be excavated until, in the Environmental Consultant’s and SARWQCB’s 

collective judgment, the impacted soil is removed in accordance with this SMP (Section 9.0). 
 

 The location and dimensions of the excavation is to be documented by the environmental 
consultant:  

 
o in field notes,  
 
o with a “to scale” field drawing that is linked to a permanent suitable landmark/benchmark 

outside of the impacted soil excavation (that will remain after the completion of Site 
redevelopment), and  

 
o with photographs that include a date/time stamp. 
 

13.0 CONFIRMATION SOIL SAMPLING AND ANALYSES 
 

 The SARWQCB is to be notified of the date and time of the planned confirmation soil sampling.  
To the extent practical, at least three business days’ notice is to be provided. 
 

 The Environmental Consultant is to perform confirmation soil sampling.  Soil sampling is to be 
conducted by a professional familiar with sampling soil using procedures described below.  The 
professional is to follow the HASP and have the appropriate HAZWOPER training and be an 
active participant in an applicable medical surveillance program. 

 
 To the extent required by the SARWQCB, confirmation soil sampling is to be performed at 

locations and depths specified by the SARWQCB.  Unless specifically requested by the 
SARWQCB, a SARWQCB representative need not be present during the confirmation soil 
sampling. 

 
 Unless otherwise directed by the SARWQCB, up to five confirmation soil samples are to be 

collected in each area remediated by excavation of impacted soil.  These will include a soil 
sample from each wall and the bottom of each impacted soil excavation area.  In small 
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excavations, a proportionately reduced number of confirmation soil samples may be collected.  
Similarly, in large excavations, a proportionately increased number of confirmation soil samples 
may be collected. 

 
 Soil sampling procedures are to be consistent with those cited in California DTSC procedure 

guidelines (DTSC, 1999; 2004), and/or the USEPA-issued Soil Sampling Operating Procedures 
(USEPA, 2011), and/or other applicable SARWQCB-approved sampling guideline documents. 

 
 Soil sampling for VOCs analyses will be performed in general accordance with USEPA Method 

No. 5035 extraction and preservation methodology from soil excavated by a backhoe (or other 
contractor-provided excavator) at each confirmation soil sampling location. 
 

 Soil sample containers are to be labeled, at a minimum, with the sample number, date and time of 
collection, the sampler’s initials, and the Environmental Consultant’s project number.  The 
Environmental Consultant may elect to have additional labeling consistent with their practice. 

 
 Soil samples are to be stored in a portable ice chest in which the temperature is maintained at 

approximately 40 degrees Fahrenheit with ice or blue ice. 
 

 Soil samples are to be transported to a State-certified Environmental Laboratory Accreditation 
Program (ELAP) laboratory using chain-of-custody procedures, including use of a chain-of-
custody form, and with the appropriate preservation methods (such temperature control) within 
24 hours of collection. 

 
 Confirmation soil samples are to be analyzed for one or more of the following COPCs:  VOCs; 

TPHg, TPHd, and/or TPHmo; and/or arsenic.  The soil samples will be analyzed in general 
accordance with USEPA Method Nos. 8260B, 8015m with carbon chain speciation, and/or 6010, 
respectively.  It is expected that the Environmental Consultant will discuss with the SARWQCB 
the analyses that are to be performed.  The analyses to be performed are to be based on the 
COPCs found in each ISA.  If field indications of additional ISAs and/or COPCs are found or 
suspected, additional analyses may be performed, as mutually agreed upon by the SARWQCB 
and the Environmental Consultant. 

 
 Once the results of the confirmation soil sampling demonstrate that impacted soil has been 

removed to the extent required under this SMP, and following receipt of concurrence from the 
SARWQCB, grading activities in the area of the impacted soil excavation can resume, as 
discussed in Section 16.0. 
 

14.0 IMPACTED SOIL PROFILING FOR DISPOSAL  
 
 All soil sampling to profile the impacted soil for off-Site disposal is to be performed by the 

Environmental Consultant consistent with soil sampling procedure guidelines provided by the 
DTSC (1999; 2004), the USEPA-issued Soil Sampling Operating Procedure (USEPA, 2011), 
and/or other SARWQCB-approved soil sampling guideline document, as described above in 
Section 13.0. 
 

 The number of soil samples and the analyses to be performed are to be those mutually agreed 
upon by the Environmental Consultant and the disposal/recycling/land farming/incineration 
facility (collectively the disposal facility) selected by the Site Owner.   
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 For up to 250 cubic yards of impacted soil, one composite soil sample is suggested, subject to 

concurrence of the disposal facility.  The composite sample is to be collected in individual sample 
jars (or other mutually-agreed upon laboratory-supplied sample containers) collected at a 
minimum of three different locations and depths within the impacted soil stockpile(s).  The 
laboratory is to create each composite soil sample from the individual soil samples collected by 
the Environmental Consultant.  

 
 Soil samples are to be analyzed for the COPCs specified by the disposal facility that is selected 

by the Site Owner to receive the impacted soil.   
 
15.0 IMPACTED SOIL REMOVAL AND DISPOSAL PROCEDURES 
 

 The Site Owner is expected to select an appropriate State- or Federal-licensed disposal facility. 
 
 Impacted soil is to be transported by a hauler licensed to transport the impacted soil and using the 

appropriate manifest. 
 

 Following removal of the impacted soil stockpile(s), the area beneath the impacted soil 
stockpile(s) is to be free of all impacted soil.  This may require the overexcavation of the area 
where the impacted soil was stockpiled (e.g., if an impermeable membrane/sheeting was not 
placed beneath the impacted soil stockpile[s]).  It may also involve the collection and analysis of 
confirmation soil samples for the COPCs in underlying soil.  The decision on whether 
overexcavation is needed along with collection and analysis of confirmation soil samples from 
the underlying soil is to be mutually agreed upon between the SARWQCB and the Environmental 
Consultant.  If confirmation soil sampling and analysis are needed, they are to be performed 
consistent with the procedures described in Section 13.0. 

 
 Copies of all disposal facility manifests, signed by the disposal facility, are to be obtained by the 

Environmental Consultant and included in the SMP Completion Report (discussed below in 
Section 20.0). 

 
16.0 RESUMPTION OF SITE GRADING FOLLOWING SOIL REMEDIATION 
 
Grading operations are expected to resume in an ISA after the following has been completed: 
 

 Impacted soil has been excavated laterally and vertically to the extent necessary to be in 
accordance with the CAP (Tetra Tech, 2008d) and Section 9.0 of this SMP. 
 

 Confirmation soil sampling and analysis for the appropriate COPCs has been performed at 
locations and depths approved by the SARWQCB. 
 

 The results of the confirmation soil sampling and analysis and a “to-scale” drawing showing the 
location and depth of the confirmation soil sampling are provided to the SARWQCB.  
 

 The SARWQCB has provided written concurrence to the Site Owner and/or the Environmental 
Consultant that grading can resume in the remediated ISA. 
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17.0 IMPORTED SOIL PROTOCOLS  
 

 Documentation on the history of the imported soil source is to be provided to the Site Owner by 
the contractor at least five business days prior to the import of the soil. 

 
 It is the Contractor’s responsibility to ensure that none of the imported soil has stained or odorous 

soil or hazardous waste (including petroleum waste), as defined by the State or the USEPA at the 
time the soil is imported.  

 
 It is the Contractor’s responsibility to ensure that any imported soil comes from the imported soil 

source locations cited by the Contractor.  This includes, but is not necessarily limited to, for every 
load of imported soil delivered to the Site:  verification that the bill of lading or weigh ticket and 
the imported soil source for that bill of lading or weigh ticket is correctly cited.  This 
responsibility also includes providing the Site Owner with documentation of individual, 
truckload-delivered imported soil quantities that in aggregate are in agreement with the 
quantity/tonnage of soil imported to the Site.  

 
 All imported soil should be visibly inspected by the Environmental Consultant for evidence of 

impacted soil using the procedures cited in Section 10.2. 
 
 If testing/analysis of the imported soil is performed, the Environmental Consultant is to document 

the absence of hazardous waste and that the number of soil samples, soil sample collection 
procedures, and transport to the laboratory protocols are consistent with those cited above in 
Section 13.0. 

 
 Laboratory analyses are to be conducted by a State-certified ELAP laboratory in accordance with 

applicable USEPA methods numbers for individual analyses. 
 
 Documentation of the quantity of imported soil, the source(s) of the imported soil, the source area 

history, the location and number of soil samples, the number and type of analyses, sampling 
protocols, and the laboratory report(s) are to be provided to the Site Owner by the Contractor.  
They are to be included in the SMP Completion Report (discussed in Section 20.0). 

18.0 POLLUTION PREVENTION AND CONTROL 
 
It is the Contractor’s responsibility to ensure that no accidental release of hazardous substances is made to 
previously non-impacted soil and the environment (including surface water), surrounding the ISAs where 
remedial activities will be performed.   

18.1 Contractor Storage, Equipment Yard, and Hazardous Substances Storage 

 
 The Contractor’s storage and equipment yard/area is to be a designated area on-Site.   

 
 The designated equipment yard is to be a minimum of 50 feet from the limits of all ISA 

excavations.   
 

 It is recommended that all equipment maintenance be performed off-Site.  If on-Site equipment 
maintenance takes place, it is to be performed in the designated equipment yard. 
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 In case of accidental discharge of maintenance-related liquids or fuel, they and any impacted soil 
are to be removed and stored in 55-gallon drums or other suitable container at the designated 
hazardous substances storage area.  All listed wastes and hazardous wastes, are to be labeled, 
sealed, manifested, and hauled by an appropriate transporter to a treatment, storage, and disposal 
facility (TSDF) in accordance with all applicable regulations for disposal of hazardous waste.   

 
 All hazardous materials (such as diesel fuel, gasoline, oil, grease, and other petroleum or 

chemical products) and hazardous wastes (collectively, hazardous substances) are to be stored in 
a designated hazardous substances storage area either within the designated equipment yard or at 
another location selected by the Contractor.  All hazardous substance storage is to be consistent 
with BMPs and all applicable regulations, including labeling and signage in a lined, embanked 
area with a containment capacity that is 110% of the total quantity of all stored hazardous 
substances.  

  
18.2 Truck Loading and Decontamination Area 
 

 As discussed in Section 12.0, it is expected that excavated soil from each ISA will be stockpiled 
in one or more stockpiles in proximity to the ISA excavation.   
 

 It also is expected that a truck loading area (where haul trucks are loaded for off-Site transport of 
impacted soil) will be set up as close as practical to each ISA stockpile area.  The trucks are to be 
decontaminated in this loading/decontamination area before leaving the Site.  Heavy equipment 
(such as excavators and loaders) used in each ISA area are also to be decontaminated in this area 
before leaving the ISA. 
 

 Each truck loading/decontamination area is to be lined with visqueen-type membrane/sheeting (or 
other suitable liner) with a low berm that permits passage of the truck, but retains wash-
water/fluids used to decontaminate the trucks.  An alternative truck loading/decontamination area 
design can be utilized if considered necessary and as approved in advance by the SARWQCB.  
The goals are to have a functional area for truck loading and movement off-Site while preventing 
a release of any impacted soil or wash water onto previously non-impacted soil and preventing 
soil (including impacted soil) from being discharged from the trucks off-Site.  Decontamination 
guidelines and procedures are presented below in Section 18.3. 
 

 Following loading of each truck for off-Site disposal of soil (including impacted soil), the loaded 
soil is to be completely covered with a secured tarp that prevents the release of any visible dust 
from the point of origin to the point of unloading.   

18.3 Decontamination of Heavy Equipment and Trucks 
 

 All heavy equipment (such as excavators and loaders) used in an ISA area are to remain in the 
ISA until the remedial excavation is complete or the equipment has been decontaminated in the 
truck loading/decontamination area.   

 
 Prior to leaving an ISA, all vehicles (including heavy equipment and trucks entering each ISA) 

are to be decontaminated in the truck loading/decontamination area.   
 

 Decontamination of heavy equipment and trucks is to include the use of a trackout control device 
(such as a wheel shaker) to remove gross soil particles.  If a trackout control device is not readily 
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available, then the heavy equipment and trucks’ tires, fender, and any other vehicle surface area 
covered with soil (including impacted soil) is to be cleaned of the soil/impacted soil by manually 
sweeping, operating a rotary brush or broom with/without applied water/other cleaning liquid, or 
by employing another applicable method.  A pressure washer with water (or other cleaning 
liquid) is then to be used to thoroughly clean the tires, fenders, and other areas of heavy 
equipment and trucks (including the under carriages, if needed).  Care is to be taken to clean 
vehicles such that the fluids and impacted soil remain within the visqueen-lined truck 
loading/decontamination area and are not released or transported outside of an ISA.   
 

 Personal vehicles are not to be driven or parked in any area where they will encounter impacted 
soil.   

 
18.4 Refueling Operations 
 

 It is recommended that all heavy equipment, trucks, and any other vehicles used on-Site be 
refueled at an off-Site fueling station. 
 

 If on-Site refueling is to take place, it is to occur only in the designated equipment yard, which is 
to be a minimum of 50 feet from all known ISAs.  The following safety measures are 
recommended for  refueling operations: 

 
o Flammable liquids may be drawn from, or transferred into, vessels, containers, or 

aboveground storage tanks (ASTs) only through a closed piping system from approved safety 
cans by means of a device drawing from tank top or by gravity or pump through an approved 
hose and nozzle with a self-closing nozzle without a latch-open device.   
 

o In case of accidental discharge of fuel, it and any impacted soil is to be removed and stored in 
55-gallon drums or another suitable container at the designated hazardous substances storage 
area.  Hazardous wastes (including listed wastes) are to be labeled, sealed, manifested, and 
hauled away by an appropriate transporter to a TSDF in accordance with all applicable 
regulations for disposal of hazardous waste.   

 
19.0 STORM WATER  
 
As the Site currently is developed, storm water flows towards the adjoining streets and storm drains.  For 
planned Site redevelopment, a SWPPP is to be prepared for approval by the SARWQCB.  All field 
activities described in this SMP are to be performed in a manner consistent with the SARWQCB-
approved SWPPP.  Preparation of a SWPPP is not otherwise addressed in this SMP. 
 
20.0 DOCUMENTATION 
 
A SMP Completion Report is to be prepared at the conclusion of Site grading operations.  It is to be 
submitted to the SARWQCB and is to include the following: 
 

 Site monitoring documentation, as described in Section 10.0.  
 
 The limits and depths of all ISA excavations shown on to-scale figures that are linked to a 

permanent suitable landmark/benchmark outside of the impacted soil excavation (that will remain 
after the completion of Site redevelopment).  
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 The results of soil sampling and analysis at the four known ISAs cited in Section 4.0 and any 

other ISAs encountered during Site redevelopment activities (including grading activities) 
involving exposure to and/or movement of Site soils. 
 

 All laboratory reports, completed chain-of-custody forms, and the laboratory’s ELAP certificate. 
 

 Imported soil documentation described in Section 17.0 (if any). 
 

 All documentation regarding removal of the UST and any other subgrade features, as discussed in 
Sections 1.5 and 1.6.  
 

 Representative photographs of ISA remediation-related activities. 
 

 All documentation related to VIMS installation and installation certification, as discussed in 
Section 1.8, unless it is agreed with the SARWQCB that the VIMS documentation is to be 
submitted under separate cover from the SMP. 
 

 All documentation related to abandonment of groundwater monitoring and ISCO application 
wells, as discussed in Section 1.9, unless that activity has already been completed and 
documented or it is agreed with the SARWQCB that the wells’ abandonment documentation is to 
be submitted under separate cover from the SMP. 

 
Documentation of oil well re-abandonment, including methane gas monitoring, if any, is to be provided as 
separate documentation to CADOGGR.  If requested, it is also to be provided to the SARWQCB. 
 
It is expected that the transmittal letter accompanying the SMP Completion Report (with the 
documentation described above) will request, on behalf of the Site Owner, that CAO No. 90-126 be 
rescinded (if it has not been previously rescinded).  The transmittal letter will also request that a NFA 
letter stating the following be issued by the SARWQCB to the Site Owner:  All requirements of the 
Corrective Action Plan dated June 26, 2008 (Tetra Tech, 2008d), as subsequently modified, have been 
addressed, and, subject to the Covenant’s requirements, the SARWQCB requires no further action for the 
Site.   
 
21.0 LIMITATIONS  
 
Tetra Tech’s professional services have been performed, our findings obtained, and our recommendations 
prepared in accordance with customary principles and practices in the fields of environmental science and 
engineering.  This warranty is in lieu of all other warranties either expressed or implied.  Tetra Tech is not 
responsible for the independent conclusions, opinions, or recommendations made by others based on the 
information presented in this SMP. 
 
It must be recognized that environmental investigations are inherently limited in the sense that 
conclusions are drawn and recommendations developed from information obtained from limited research 
and Site investigation.  All Site subsurface conditions were not field investigated as part of the services 
described in this SMP.  Additionally, the passage of time may result in a change in the environmental 
characteristics at this Site and surrounding properties.  This SMP does not warrant against future 
operations or conditions, nor does this warrant operations or conditions present of a type or at a location 
not addressed in this SMP. 

D-38



 

 
Tetra Tech, Inc. 34 Soil Management Plan 
June 4, 2013 Former J. C. Carter Company Facility Project No. T19437.10 (T05) 
 Costa Mesa, CA  92627 

 
Except where specifically provided, there is to be no third party reliance on this SMP without the prior 
express written consent of Tetra Tech.  Any authorized third-party use of this SMP shall also be subject to 
the terms and conditions governing the work in the Project Work Authorization between SSR and Tetra 
Tech that was signed by SSR on August 24, 2012, and shall be limited by the exceptions and limitations 
in this SMP, and with the acknowledgment that actual Site conditions may change with time, and that 
hidden conditions may exist at the property that were not discoverable within the authorized scope of the 
services described in this SMP.  Any unauthorized release or misuse of this SMP shall be without risk or 
liability to Tetra Tech. 
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Note:   The following list of references includes documents cited in this report.  They are part of a larger 

master list of references at the Site.  Some of the cited entities issued more than one report in a 
calendar year resulting in “a”, “b”, “c”, etc. designations for that entity in that calendar year.  Not 
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Gannett Fleming, Inc. 

Suite 150 • 15300 Barranca Parkway • Irvine, CA  92618-2344  
t: 949.753.1970 • f: 949.753.1965

www.gannettfleming.com

February 13, 2014

Submitted electronically
Attn: Mr. Drew Hoeven

Westport Properties, Inc.
2201 Dupont Drive, Suite 700
Irvine, CA 92612

Re: Summary of Asbestos and Lead Based Paint Survey Report
671 West 17th Street
Costa Mesa, California

Dear Mr. Hoeven:

Gannett Fleming, Inc. (Gannett Fleming) was retained to conduct a survey for asbestos containing (ACM)

building materials and lead based paint (LBP) contained within the interior and exterior building

surfaces at the Site located at 671 West 17th Street, Costa Mesa, California (the “Site”). Gannett Fleming

subcontracted Masek Consulting Services, Inc. to perform the survey. A copy of the report is provided

as Attachment A.

KEY FINDINGS

The survey identified generally low to moderate quantities of asbestos and LBP on interior and exterior

building surfaces associated with the various structures at the Site. The quantities are typical of

industrial site buildings of similar size and age. The buildings surveyed are predominantly concrete tilt

up or metal frame structures with roofs consisting of composition roll roofing with tar and rocks or

metal. The interiors are finished with concrete, carpet, ceramic tile, drywall, plaster, suspended ceiling

panels (non suspect), ceiling tile, and steel office partitions. Suspect pipe insulation, suspect flexible

duct connectors, and suspect ducts were not observed during the survey. Refer to the photographs and

sketches for additional information. The following provides a summary of the building materials

containing asbestos and LBP or lead glazed tile identified at the Site (see Attachment A for additional

details).
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Asbestos Containing Materials (ACM)

Site wide

Window putty on steel windows throughout the Site. (approximately 50 square feet (sq ft));
Plastic roof cement on buildings 1 through 7. (approximately 600 sq ft);
Asbestos cement flue pipes for water heaters (assumed) in the office areas, visible on the roofs.
(approximately 12 linear feet observed); and
Presumed ACM in the form of asbestos insulation (if present) on hot water pipes in the
restroom walls and ceilings throughout. The presence or absence of ACM could not be verified
by the surveyor, because the surveyor was not permitted to break through the walls.
(approximately 1,000 linear feet).

Building 1

Top (color) layer of plaster in the older part of the building office area. (approximately 700 sq ft).

Building 2

Brown medium stone chip pattern sheet vinyl flooring in computer room and adjoining areas.
Photo 19 of report. (approximately 600 sq ft).

Building 3

Sheet vinyl flooring in the computer room, phone room, and warehouse side restrooms. Photo
18 of report. (approximately 350 sq ft); and
Sheet vinyl flooring in the former vault. (approximately 100 sq ft).

Building 4

Acoustic plaster ceiling (top) layer. (approximately 800 sq ft).

Building 5

Drywall joint compound. (approximately 5,000 sq ft); and
Top (color) layer of plaster. (approximately 5,000 sq ft).

Building 6

Drywall joint compound on the warehouse restrooms. (approximately 1,300 sq ft); and
Top (color) layer of stucco on front portion of building. Photo 65 of report. (approximately 700
sq ft).

Building 7

Acoustic ceiling texture in one room. Photo 5 of report. (approximately 300 sq ft); and
Vinyl floor tile under the carpet in front offices. Photo 3 of report. (approximately 1,700 sq ft).

Building 8

12x12 vinyl floor tile in the office and storage room. Photo 61 of report. (approximately 250 sq
ft).
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Building 9

Drywall joint compound. (approximately 12,000 sq ft);
Polished stone chip pattern sheet vinyl flooring, under the carpet, in the large mezzanine room.
Photo 26 of report. (approximately 1,000 sq ft);
Stone chip pattern sheet vinyl flooring, under the carpet, in one office downstairs and in the
offices above the warehouse restrooms. (approximately 600 sq ft);
Older 12x12 vinyl floor tile in the lounge section of the warehouse women’s restroom. Photo 28
of report. (approximately 100 sq ft);
Floor tile mastic under older 12x12 vinyl floor tile in the lounge section of the warehouse
women’s restroom. (approximately 100 sq ft); and
Plastic roof cement. (approximately 80 sq ft).

Building 10

Roofing on building parapets. Photo 42 of report. (approximately 1,500 sq ft).

Building 11

Acoustic ceiling texture in several offices. (approximately 600 sq ft);
Yellowish 12x12 vinyl floor tile in the women’s restroom. Photo 31 of report. (approximately 120
sq ft); and
Floor tile mastic under the yellowish 12x12 vinyl floor tile in women’s restroom. (approximately
120 sq ft).

Building 12

Mastic adhering to the 1x1 ceiling tile at the restrooms. (approximately 500 sq ft);
Medium stone chip pattern sheet vinyl flooring in the closet, restrooms, offices behind the
restrooms, and corridor. (approximately 1,000 sq ft); and
Tar paper under the roofing. (approximately 13,000 sq ft).

Building 13

Plastic roof cement spots on the roof. (approximately 25 sq ft).

Building 17

Sheet vinyl flooring throughout building. Photo 48 of report. (approximately 1,900 sq ft).

Tank Farm Area

Plastic roof cement on the testing control room. Photo 46 of report. (approximately 25 sq ft).

Lead Based Paint (LBP) and Lead Glazed Ceramic Tile
Yellow marker paint on concrete using for striping and marking throughout;
Blue paint on metal racks in the yard. Photo 47 of report;
Red bollards (painted over yellow paint) at Building 16. Photo 63 of report;
Tan ceramic floor tile as seen in the main lobby (Building 4) and many other locations
throughout Buildings 1 7. Photos 17 and 52 of report; and
The gray ceramic floor tile in the lunch room of Building 11. Photo 30 of report.
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Gannett Fleming recommends that abatement of all ACM and LBP be conducted in accordance with all

applicable laws, including guidelines of the Occupational Safety and Health Administration (“OSHA”),

prior to building repairs, renovation, demolition, or any other activities with the potential to disturb the

ACM and LBP. Additional information and recommendations associated with this survey are provided

on Pages 27 through 36 of the attached report and should be reviewed by all persons who occupy, work

in or around the buildings.

A California Certified Asbestos Consultant (CAC) must be used to perform abatement project planning,

monitoring (including air monitoring), oversight and reporting. California consultants who perform lead

abatement work plan preparation and abatement monitoring must be certified by California

Department of Public Health (CDPH). All lead abatement must be performed by a CDPH Certified Lead

Supervisor or by CDPH Certified Lead Workers under the direct supervision of a Lead Supervisor certified

by CDPH. Please note that a 10 working day notification requirement to the South Coast Air Quality

Management District (AQMD) exists prior to the commencement of abatement activities. Additional

requirements and certifications exist that will be handled by your licensed abatement contractor.

Gannett Fleming can assist Westport Properties with the abatement management process, including

obtaining competitive bids, if desired.

CLOSING

We trust that the information contained in this letter report provides the information you require at this

time. Please do not hesitate to contact us with any questions.

Very truly yours,

GANNETT FLEMING, INC.

Leo Rebele Michael J. Crews, PG, CHG
Regional Office Manager Senior Project Geologist
Vice President

Attachment A: Limited Asbestos and Lead Based Paint and Lead Glazed Ceramic Tile Survey
Report for 671 West 17th Street, Costa Mesa, CA, Masek Consulting Services, Inc.
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Phone (949) 581-8503 • FAX (949) 581-8423 • http://www.masekconsulting.net
Keeping You Out Of Trouble Is No Trouble For Us®
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Our inspection was performed on January 15-17, 2014.

We intend that anyone reading this report will read the entire report, and that includes all of the
attachments, which are part of this report.  

Throughout this report “I” and “we” are used.  This is a document produced by Masek Consulting
Services, Inc., not any person acting independently.  We use “we,” rather than the awkward
repeating of “Masek Consulting Services, Inc.” throughout.  If multiple certified persons were
involved, they are all listed at the end of this report.  

Project-Specific Limitations

None. This was not a limited survey.  The general limitations at the end of this report apply to
all projects.

Company Background

Since 1991 we have produced many provided services at many thousands of properties of all
types.  Our goals have always been to produce superior reports, offer superior value, and
provide superior service.   Significantly, about 33% of our  revenue has been from sub-
consulting work for medium and large consulting companies who demand top quality and
choose to trust us to do work for their clients. Our clients include investors, architects, lenders,
attorneys, government agencies, property management firms and other consulting firms. 

We provide a wide range of services needed for pre-acquisition due diligence of commercial
properties and for management and correction of identified hazards or deficiencies.  Our
services include Phase I Environmental Site Assessments, Phase II Environmental
Investigations, mold, indoor air quality, asbestos, lead, PCB, mercury, and other surveys,
management plans, Property Condition Assessments (HVAC, structural, electrical, roof,
mechanical, parking, Etc.), and related remediation design and documentation services.

Please visit our web site for more information: http://www.masekconsulting.net

Asbestos Survey Findings

A Friable material can be broken, crumbled, pulverized or reduced to powder by hand pressure
when dry (e.g. structural fireproofing, pipe insulation, ceiling tile, ceiling texture).  Non-Friable
materials include items such as vinyl floor tile, mastics, plastic roof cement, stucco, drywall,
drywall joint compound, drywall texture, roofing, and sheet vinyl flooring (when in place and in
good condition, friable once disturbed).  A non-friable material may become friable when
disturbed or deteriorated. 

Materials Reported To Contain Greater Than Zero, But Less Than 1% Asbestos

Many people, including many in the environmental consulting,  abatement contracting, and other
contracting industries, do not know that work involving materials which contain less than one
percent asbestos is still covered by numerous regulations and laws, and that such materials may
not be treated as if they contained no asbestos. 
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Letters from the  federal Occupational Safety and Health Administration interpreting their
regulations make it clear that materials containing less than 1% asbestos are still covered by
significant portions of their asbestos regulations and that employers must exercise due diligence
to avoid violations and exposures to asbestos.  Some of those are:  

A letter dated April 17, 1997 to Mr. Leon Petrakis states that the OSHA standard covers
both "asbestos" and "asbestos-containing materials" and that “asbestos that is present
in percentages less than one percent continues to be covered by the OSHA standard.”

A letter dated August 13, 1999 to Mr. Walter Chun regarding demolition (including during
renovation) of materials containing less than one percent asbestos makes several key
points:

! The contractor has an implied obligation to determine if the materials
contain some asbestos and must exercise due diligence to identify the
presence of asbestos in materials, even if the owner has provided a proper
asbestos inspection / survey showing that the materials are not ACMs
(materials containing more than 1% asbestos).   An investigation of
whether any of the materials are prone to contain some amount of
asbestos which is less than or equal to 1% would be one example of action
the employer must take in order to meet the test of exercising due
diligence. 

! Unless the contractor produces an initial negative exposure assessment
showing that neither PEL will be exceeded, they must comply with the
many elements of the standard that are applicable when either asbestos
PEL is exceeded.

! Even if neither asbestos permissible exposure limit (PEL) is exceeded or
might be exceeded, the use of wet methods and prompt clean-up and
disposal of wastes and debris, as well as record keeping requirements
associated with the negative exposure assessment, still apply.  

! Employees who are working while the contractor seeks to produce a
negative exposure assessment must be provided with the protective
clothing described in 29 CFR 1926.1101(I), at least half-mask air-purifying
respirators with high efficiency filters, and training that meets the mandates
of 29 CFR 1926.1101(k)(9)(viii).

A letter dated February 1, 2005 to Mr. Skip Bolding indicates that removal of drywall is
Class II work if any of the components of the drywall system (e.g. the drywall joint
compound) contain more than 1% asbestos.  It goes on to state that if none of the
components contain more than 1% asbestos, the requirements depend on whether the
employee  exposures to airborne asbestos exceed either the 30-minute or 8-hour PELs. 
Even if neither PEL is exceeded, wet methods, prompt clean-up and disposal of wastes
and debris contaminated with asbestos in leak-tight containers, and prohibitions against
the use of high speed abrasive saws without HEPA-filtered exhaust, compressed air
removal, and employee rotation to lower exposure still apply.
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The California Code of Regulations, Title 8, Chapter 3.2. California Occupational Safety and
Health Regulations (DOSH or CAL/OSHA), Subchapter 2. Regulations of the Division of
Occupational Safety and Health, Article 2.5. Registration – Asbestos-Related Work, Sub-section
341.6. Registration Requirements, defines an Asbestos Containing Construction Material
(ACCM) as any manufactured construction material which contains more than 1/10th of 1%
(0.1%) asbestos by weight.

There are several issues: 

1) The Polarized Light Microscopy (PLM) method commonly used really only has a
resolution of about 1%. 

2) The analytical method and laboratory accreditation people require that the laboratory
report seeing asbestos in a sample, even if they do not see enough to feel comfortable
calling it 1%.   We have seen such samples which we have collected under a PLM
microscope, and a sample prepared by the National Voluntary Laboratory Accreditation
Program with 0.3% asbestos, and the asbestos was clearly visible in those samples.

3) Many of the materials contains binders and such which obscure the asbestos fibers,
especially the finer fibers. 

4) Materials such as stucco have an inconsistent asbestos content, as they were field
mixed (We have met “old-timers”in the construction industry who told us that they used
one coffee can of asbestos per mixer barrel of stucco). 

5) In our experience, materials reported by the laboratory as containing a "trace" or “less
than 1%” asbestos usually contain more than one percent asbestos, but to determine the
true content requires costly additional analysis (analysis by a Transmission Electron
Microscope, the only proper method for additional analysis of non-friable materials, as
PLM point counting is only for friable materials ).  Due to the increased costs, few clients
ever request anything beyond routine PLM analysis. 

6) Both EPA and OSHA regulate asbestos, so the regulations of both, and corresponding
state and local regulations, must be considered. 

7) Unless there is negative exposure assessment data to prove otherwise, materials
containing less than 1% asbestos must be removed using all of the normal procedures
and precautions in order to comply with the OSHA regulations (see below). 

Drywall With Asbestos Joint Compound

Many years ago US EPA correctly stated that drywall and joint compound can never be
separated, so for disposal only, a composite of the two is used to determine if it is or is not
ACM (a material containing over 1% asbestos by weight).  However, you don't need laboratory
analysis when mathematical analysis tells you it is impossible for the composite to be over 1%.

Our experience and research indicates that drywall joint compound containing asbestos was
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typically manufactured with several percent asbestos, and is usually reported to contain between
less than one percent and five percent asbestos.  Drywall joint compound which contains 5%
asbestos would have to make up over 20% of the composite with the non-asbestos drywall for
the composite material to be over 1% asbestos by weight.  If it has a lower percentage asbestos
content, it would have to make up a greater percentage of the composite.  Anyone who has
seen drywall after the drywall joint compound has been applied to the joints and fastener
locations, and who considers the thickness and weight of the drywall in comparison to he
thickness and weight of the drywall joint compound, knows that it is impossible for the drywall
joint compound to make up over 20% of the composite weight.  The only exception is situation
in which joint compound has been applied in a thick layer over the entire surface of the drywall
to produce some sort of skim coat, usually with a decorative trowel pattern.   

The US EPA regulates disposal, so drywall with asbestos joint compound may be  disposed as
construction debris, although some landfills have their own rules which impact the disposal of
such materials.  However OSHA regulates employee exposures, so the materials must be
handled and transported the same as other non-friable asbestos containing materials. 

Homogeneous Areas and Samples

Damage may be physical, due to deterioration, or due to water.  Significant Damage means 10%
or more evenly distributed, or 25% or greater localized damage.  Damage means less than 10%
damage (e.g.  abraded, gouged, blistered, peeling, crumbling).   Good means no or very little
damage or deterioration. 

Materials may be disturbed by contact, vibration, or air erosion, and all of those possible sources
of disturbance are considered in determining if there is potential for significant damage, potential
for damage, or low potential for damage.

Taking all of those factors into consideration, Asbestos Containing Materials (ACMs) are
categorized according to the following Hazard Rank scale:

worst 7 - Friable with significant damage
6a - Friable with damage and potential for significant damage
6b - Non-Friable with significant damage and potential for more significant damage

 5a - Friable with damage and potential for damage
5b - Non-Friable with significant damage and potential for additional damage
5c - Non-Friable with damage and potential for significant damage
5d - Friable in good condition and potential for significant damage
4a - Non-Friable with significant damage and low potential for disturbance
4b - Friable with damage and low potential for disturbance 
3a - Friable in good condition and potential for damage

 3b - Non-Friable with damage and potential for damage
3c - Non-Friable in good condition and potential for significant damage
2a - Friable in good condition and low potential for disturbance
2b - Non-Friable with damage and low potential for disturbance 
2c - Non-Friable in good condition and potential for damage

best 1 - Non-Friable in good condition and low potential for disturbance
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Category I non-friable ACM is any asbestos-containing packing, gasket, resilient floor covering
or asphalt roofing product which contains more than one percent (1%) asbestos as determined
using polarized light microscopy (PLM) according to the method specified in Appendix A,
Subpart F, 40 CFR Part 763. (Sec. 61.141), or assumed to be such.

Category II non-friable ACM is any material, excluding Category I non-friable ACM, containing
more than one percent (1%) asbestos as determined using polarized light microscopy according
to the methods specified in Appendix A, Subpart F, 40 CFR Part 763 that, when dry, cannot be
crumbled, pulverized, or reduced to powder by hand pressure. (Sec. 61.141), or assumed to be
such.

If all or portions of materials which contain asbestos are removed (using typical methods and
equipment), the following disposal codes indicate how the waste should be removed and
disposed:  F - Friable (hazardous) asbestos waste or NF - Non-friable, non-hazardous asbestos
waste.

Suspect materials which are not sampled must be assumed to contain asbestos.  Materials are
typically assumed to contain asbestos due to the material being readily identifiable (e.g.
asbestos-cement items) or lack of access.

Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

window putty on steel 

windows throughout,

roughly 50 square feet

(remove entire window

assemblies, not the far

more labor-intensive

removal of just the

putty)

671-7 window next to stairway

in front of Building 7

<1 3c NF

671-34 on the window in back

of Building 3

<1

671-182 on the front of Building 1 <1

671-183 on the front of Building 3 <1

671-184 on the front of Building 5 <1

671-189 on the front of Building 6 <1

671-158 on the side of Building 8 2

671-159 in back of Building 8 <1

acoustic ceiling texture

in one room in Building

7, Roughly 300 Sq. Ft.,

Photo 5

671-15 one room in Building 7 4 5d F

671-18 4

671-19 4
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

vinyl floor tile under the

carpet in Building 7 front

offices, Photo 3, roughly

1,700 square feet

671-9 near the door facing 17th

St.

<1 by

PLM

<1 by

TEM

1 NF

671-12 in the front right corner

of the front office area 

ND

drywall joint compound

on the warehouse

restrooms in Building 6,

roughly 1,300 square

feet

671-26 on the restroom corner

in the abandoned area of

Building 6

2 3c NF

top (color) layer of

stucco on Building 6

front portion, Photo 65,

roughly 700 square feet

671-185 front wall at damaged

areas of the wall at

existing large holes

<1 3c NF

671-187 <1

bottom (gray) layer of
stucco on Building 6 front
portion,

671-186 ND

671-188 ND

acoustic plaster ceiling

(top) layer in Building 4,

Roughly 800 Sq. Ft.

671-178 above new suspended

ceiling panels in the

main lobby/reception

area 

5 5d F

671-180 5

gray coat of acoustic
plaster ceiling

671-179 ND
671-181 ND

sheet vinyl flooring in

the computer room,

phone room, and

warehouse side

restrooms in Building 3,

Photo 18, roughly 350

square feet

671-37 phone room 90 3c F

sheet vinyl flooring in

the former vault in

Building 3, roughly 100

square feet

671-46 former vault in Building

3

40 3c F
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

mastic under the sheet
vinyl flooring in the former
vault in Building 3

671-47 ND

brown medium stone

chip pattern sheet vinyl

flooring in Building 2

computer room and

adjoining areas, Photo

19, roughly 600 square

feet

671-51 computer room in

Building 2

50 3c F

top (color) layer of

plaster in the older part

of the Building 1 office

area, roughly 700 square

feet

671-58 above the office/lounge

in Building 1

<1 by

PLM

1.5%

by

TEM

3c NF

bottom (gray) layer of
plaster in the older parts
of the Building 1 office
area

671-59 ND

drywall joint compound

in Building 5, roughly

5,000 square feet

671-162 in the corridor in the

cubicle area

ND 3c NF

671-163 in the electrical room 2

671-164 in the corridor 4

671-165 on the corner in the

cubicle area

<1

top (color) layer of

plaster in Building 5,

roughly 5,000 square

feet

671-160 at the stationery closet ND 3c NF

671-168 at the men’s restroom

door

<1

671-170 in the corridor near the

lobby

<1

bottom (gray) layer of
plaster in Building 5

671-161 in the stationery closet ND

671-169 at the men’s restroom ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

671-171 in the corridor near the
lobby

ND

drywall joint compound

in Building 9, roughly

12,000 square feet

671-64 at the base of the

stairway to the

mezzanine

<1 3c NF

671-65 in the mezzanine office

at the folded stairway 

<1

671-61 on the office corner ND

671-62 on the corner of the

small office

ND

671-71 in the first floor office ND

671-72 on the warehouse office

enclosure

ND

671-73 on the office enclosure ND

671-76 on the restroom

enclosure

ND

671-77 in the men’s restroom <1

polished stone chip

pattern sheet vinyl

flooring in the large

mezzanine room in

Building 9 under the

carpet, Photo 26,

roughly 1,000 square

feet

671-68 large mezzanine room,

in the corner

15 2c F

stone chip pattern sheet

vinyl flooring under the

carpet in one office

downstairs and in the

offices above the

warehouse restrooms in

Building 9, roughly 600

square feet

671-70 office downstairs 20 2c F
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

older 12x12 vinyl floor

tile in the lounge section

of the warehouse

women’s restroom in

Building 9, Photo 28,

roughly 100 square feet

671-74 warehouse restroom

lounge Building

<1 3c NF

floor tile mastic under

above, roughly 100

square feet

671-75 12 1 NF

acoustic ceiling texture

in Building 11 several

offices, roughly 600

square feet

671-78 in the room with raised

computer floor

ND 5d F

671-79 ND

671-81 in the first floor office <1

yellowish 12x12 vinyl

floor tile in the women’s

restroom in Building 11,

Photo 31, roughly 120

square feet

671-82 women’s restroom 2 3c NF

floor tile mastic under

the yellowish 12x12 vinyl

floor tile in the women’s

restroom in Building 11,

roughly 120 square feet

671-83 7 1 NF

sheet vinyl flooring

throughout Building 17,

Photo 48, roughly 1,900

square feet

671-124 near the closet 10 3c F

1x1 ceiling tile at the
restrooms in Building 12

671-136 corridor at restroom ND
671-141 men’s restroom ND

mastic adhering the 1x1

ceiling tile at the

restrooms in Building

12, roughly 500 square

feet

671-137 corridor restroom 2 1 NF

671-142 men’s restroom ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

medium stone chip

pattern sheet vinyl

flooring in the closet,

restrooms and offices

behind the restrooms,

and corridor in Building

12 first floor, roughly

1,000 square feet

n/a assumed, sampled in

many other locations

throughout the property

n/a 3c F

12x12 vinyl floor tile in

the office and storage

room in Building 8,

Photo 61, roughly 250

square feet

671-155 maintenance office

storage room

<1 by

PLM

<1 by

TEM

3c NF

plastic roof cement on

Buildings 1 through 7,

roughly 600 square feet

671-90 at the joint on the roof 2 1 NF

671-91 on the parapet cap 6

671-94 parapet cap between

Building 5 & 6

5

671-95 at column cap on

Building 5

3

671-122 lean-to addition to

Building 7 roof

4

plastic roof cement on

Building 9 roof, roughly

80 square feet

671-99 at the flue pipe on the

Building 9 roof

4 1 NF

671-102 at the air conditioning

unit

ND

plastic roof cement

spots on the roof of

Building 13, roughly 25

square feet

671-106 at the HVAC unit on

Building 13 roof

4 1 NF

plastic roof cement

spots on the testing

control room in the tank

farm area, roughly 25

square feet, Photo 46  

671-119 on the roof of the shed

at the electrical conduit

4 1 NF
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

tar paper under the

roofing on Building 12,

roughly 13,000 square

feet 

671-108 center of the roof 7 1 NF

roofing on Building 10

parapets, Photo 42,

roughly 1,500 square

feet

671-111 parapet of Building 10 15 3c NF

assumed asbestos

cement flue pipes for

water heaters in the

office areas, visible on

the roofs, roughly 12

linear feet observed 

n/a n/a n/a 1 NF

assumed insulation (if

present) on hot water

pipes in the restroom

walls and ceilings 

throughout, presence

could not be verified as

we were not allowed to

break through the walls,

roughly 1,000 linear feet

n/a n/a n/a 2a F

floor tile mastic under the
vinyl floor tile under the
carpet in Building 7 front
offices, Photo 3

671-10 near the door facing 17th

St.
ND

671-13 in the front right corner ND

drywall joint compound in
the addition to Building 7

671-1 ceiling of the addition ND
671-2 ND

top (color) layer of stucco
on the addition to Building 
7

671-3 left corner ND

671-5 right corner ND

bottom (gray) layer of
stucco on the addition to
Building 7

671-4 left corner ND

671-6 right corner ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

drywall joint compound in
Building 7

671-8 corner of the office ND
671-24 in the room next to

computer room
ND

671-25 in the corridor at the door
where corner is damaged
already

ND

top (color) layer of plaster
in Building 7

671-13 on the office corner in
Building 7

ND

671-16 in the office in Building 7 ND
bottom (gray) layer of
plaster

671-14 on the office corner in
Building 7

ND

671-17 in the office is Building 7 ND
mastic adhering the 1x1
ceiling tile in one room of
Building 7

671-20 one room in the middle of
Building 7

ND

stone chip pattern sheet
vinyl flooring in the
women’s restroom of
Building 7

671-21 women’s restroom ND

12x12 vinyl floor tile in the
computer room in Building
7

671-22 at the door to computer
room

ND

floor tile mastic under
above

671-23 ND

drywall joint compound on
the warehouse offices in
Building 6

671-172 on the back office corner
in the abandoned area of
Building 6

ND

sheet vinyl flooring in the
restrooms

671-27 men’s restroom ND

top (color) layer of plaster
in Building 6

671-173 on the concrete column
across from the
conference room door

ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

671-176 in the corridor on the wall
common with the
conference room

ND

bottom (gray) layer of
plaster in Building 6 

671-174 on the concrete column ND
671-177 in the corridor ND

black flooring mastic
under the carpet in the
foyer at the conference
room door in Building 6

671-175 in the foyer corner ND

top (color) layer of stucco
on the back lean-to
addition to Building 3 

671-28 at existing hole ND

bottom (gray) layer of
stucco

671-29 ND

large diameter peel & stick
type vinyl floor tile in
Building 3

671-32 in the addition Building to
the back of Building 3

ND

671-44 in the kitchen of Building 3 ND

top (color) layer of stucco
on Building 4

671-30 at existing hole in back ND

bottom (gray) layer of
stucco

671-31 ND

drywall joint compound in
Building 3

671-33 on the office corner ND
671-35 on the office enclosure ND
671-36 on the office enclosure ND
671-48 at the light switch in the

office
ND

671-49 at the outlet ND
top (color) layer of plaster
in Building 3

671-38 in the phone room at
existing holes

ND

bottom (gray) layer of
plaster

671-39 ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

top (color) layer of stucco
on the wall in the
warehouse of Building 3

671-40 warehouse area of
Building 3

ND

671-42 ND

bottom (gray) layer of
stucco

671-41 ND
671-43 ND

black flooring mastic
under the carpet in the
office behind the restroom
in Building 3

671-45 in the office behind the
restroom

ND

drywall joint compound in
Building 2

671-50 on the kitchen corner ND
671-52 at the outlet ND
671-53 in the warehouse at the

corner where damaged
ND

drywall joint compound in
Building 1

671-54 at the outlet cover in the
office enclosure

ND

671-60 at the second office
enclosure

ND

acoustic ceiling texture in
the offices in Building 1

671-55 in the lounge ND

671-56 in the office ND

671-57 in the office ND

mastic adhering the wood
fiber 1x1 ceiling tile in the
corridor at the restrooms
in Building 5

671-166 corridor at restrooms ND

stone chip pattern sheet
vinyl flooring in the
women’s restroom in
Building 5

671-167 women’s restroom entry
room

ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

large stone chip pattern
sheet vinyl flooring in the
two offices in Building 9

671-63 office in the warehouse ND

12x12 vinyl floor tile under
the carpet in the
mezzanine of Building 9

671-66 mezzanine corner office ND

cove base mastic in the
mezzanine

671-67 in the mezzanine large
room

ND

gray 12x12 vinyl floor tile
in the two offices
downstairs in Building 9

671-69 office near the mezzanine
stairway

ND

beige 12x12 vinyl floor tile
in the men’s restroom in
Building 11

671-85 men’s restroom ND

floor tile mastic under the
beige 12x12 vinyl floor tile
in the men’s restroom in
Building 11

671-86 ND

drywall joint compound in
Building 11

671-84 in the women’s restroom
at the corner of the
shower

ND

671-87 at the restroom corner ND
peel & stick type 12x12
vinyl floor tile in the
storage room in Building
11

671-88 storage room in the corner ND

12x12 vinyl floor tile under
the carpet in the office in
Building 11

671-89 in the office under the
carpet

ND

drywall joint compound in
Building 17

671-125 at the light switch ND
671-126 at the light switch ND

12x12 vinyl floor tile in
Building 13

671-127 building 13 office ND
671-131 on the office enclosure ND
671-132 on the partial wall ND
671-133 on the partial wall ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

acoustic ceiling texture in
Building 13 office

671-128 office ceiling in Building 13 ND
671-129 ND
671-130 ND

drywall joint compound in
Building 12

671-134 in the lobby ND
671-135 in the downstairs lobby ND
671-138 at the light switch in the

factory corridor
ND

671-139 at the mezzanine stairway ND
671-140 at the restroom corner ND
671-144 at the kitchenette ND

sheet vinyl flooring in the
second floor kitchenette of
Building 12

671-143 in the mezzanine room
with the roof ladder

ND

window putty on Building
12

671-154 front wall ND

drywall joint compound in
Building 10

671-145 on the corner office in the
corner

ND

671-148 on the corner of the break
room

ND

671-149 at the office door ND
12x12 vinyl floor tile in the
three offices in Building 10

671-147 office ND
671-150 ND

drywall joint compound in
Building 15

671-151 at the side door ND
671-152 in the phone/electrical

closet
ND

671-153 on the corner in the office ND
drywall joint compound in
Building 8

671-156 on the office enclosure ND
671-157 ND

roll roofing on Building 7 671-92 on the back of Building 7 ND
tar paper under the
fiberglass roll roofing on
Building 7

671-93 ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

top layer of roofing on
Building 3

671-96 Building 3 center ND

tar paper under the top
roofing on Building 3

671-97 ND

bottom roofing on Building 
3

671-98 ND
671-103 middle of Building 3 roof ND

tar paper under the tar &
rocks on the roof of
Building 9

671-100 back of the building ND

671-101 center of the building ND

roll roofing on Building 13 671-104 center of the building ND
tar paper under the roll
roofing

671-105 tar paper under the roll
roofing , center of roof on
Building 13

ND

roll roofing on Building 12 671-107 center of the roof ND
tar paper under the tar &
rocks on Building 10 roof

671-110 center of the roof ND

plastic roof cement spots
on Building 10 roof

671-112 at the vent ND

tar paper under the tar &
rocks on Building 11 roof

671-113 center of the roof ND

plastic roof cement spots
on Building 11 roof

671-114 at the flue pipe ND

brown roll roofing on the
shed in the tank farm area

671-115 edge of the roof ND

tar paper under the roll
roofing on the shed in the
tank farm area

671-116 ND

roofing on the testing
control room in the tank
farm area

671-117 edge of the roof ND

tar paper on the testing
control room in the tank
farm area

671-118 ND
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Homogeneous Area
 (an area of material

uniform in color, texture,
construction or application

date and general
appearance)

Sample
Number

Sample Location
If one or more samples
contain asbestos, the
entire homogeneous area
must be treated as
asbestos containing

Lab.
Result
% or 
None
Detec

ted

Asbestos
Containing
Materials

Hazard
Rank

Waste

roofing on the lean-to next
to Building 7

671-120 lean-to addition to Building
7 roof

ND

tar paper under the roll
roofing

671-121 lean-to addition to Building
7 roof

ND

Lead-Based Paint and Lead-Glazed Ceramic Tile Survey Findings

The lead-based paint (XRF readings greater than or equal to 1.0 mg/cm2 in most places)
identified is:

! Yellow marker paint on concrete using for striping and marking throughout;

! Blue paint on metal racks in the yard, Photo 47;

! Red bollards (painted over yellow paint) at Building 16, Photo 63.

The lead-glazed ceramic tile (XRF readings greater than or equal to 1.0 mg/cm2) is:

! Tan ceramic floor tile as in the main lobby (Section 4) also in the many other
locations throughout Sections 1-7, Photos 17, 52; 

! The gray ceramic floor tile in the lunch room of Building 11, Photo 30. 

Lead Survey Samples

A room equivalent is an identifiable part of a building (e.g., room, exterior, corridor, stairway,
foyer, Etc.).  Closets or other similar areas adjoining rooms are not considered as separate room
equivalents unless they are obviously dissimilar from the adjoining room equivalent.

Each testing combination may be composed of more than one building component (such as two
similar windows within a room equivalent).

Surfaces covered with wallpaper are assumed to be painted.

For varnished, stained, or similar clear-coated floors, measurements in only one room equivalent
are permissible if it appears that the floors in the other room equivalents have the same coating.

Some testing combinations have multiple parts.  For example:

! All of the parts of an interior window sash;
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! All of the parts of the window frame and trim (casings, stops, jambs, aprons, Etc.);

! All of the parts of baseboard assembly (main board, quarter round, and so forth);

! All of the parts of a door (stiles, rails, panels, mullions, panels, Etc.); and,

! All of the parts of a door frame assembly (jambs, stops, transoms, casings, Etc.).

Because it is highly unlikely that all the parts would have different painting histories, they are not
considered separate testing combinations, unless we have substantial evidence that different
parts have separate, distinct painting histories. 

When the plus or minus indication on the XRF instrument is such that adding the amount
indicated to the reading would cause it to be equal to or over the positive level, we add it and
report that amount.

Testing Combinations
Color Condition

G - good
F- fair
P- poor

Lead
mg/cm2

Room
Equivalent

Component Substrate
W - wood
P - plaster
S - stucco
M - metal
D - drywall

calibration 1.04 1.0
Calibration 0.31 0.3
Calibration 0.71 0.7

Building 7 Exterior wall concrete white g 0.01
window frame m white f 0.11

steps concrete gray f 0.02
railing m gray g 0.4

Interior wall concrete white g 0.01
wall corner protector m white g 0.04

beam m white g 0.08
office door frame m white g 0.01

side door m gray g 0.07
door frame m white g 0.02

restroom corridor floor ceramic tan g 3.1
restroom wall ceramic tan g 0.08
restroom stall m tan g 0.04
restroom wall ceramic greenish g 0.07

Building 6 Double door w white g 0.04
door m white g 0.04
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Testing Combinations
Color Condition

G - good
F- fair
P- poor

Lead
mg/cm2

Room
Equivalent

Component Substrate
W - wood
P - plaster
S - stucco
M - metal
D - drywall

exterior wall concrete white g 0.01
framing m red g 0.00

door m white g 0.04
Building 3 Addition roll up door m white g 0.01

addition wall s white g 0.00
restroom corridor floor ceramic tan g 4.3

Restroom wall ceramic greenish g 0.07
restroom wall d white g 0.00

restroom door frame w white g 0.01
window frame m white g 0.06

wall concrete white g 0.18
warehouse floor at

transformers
concrete yellow f 6.4

Beam m red g 0.26
column concrete white g 0.04
column m white g 0.05
beam m green g 0.03

floor stripe concrete yellow f 1.2
Column m white g 0.02

roll up door m gray f 0.03
side door m gray f 0.01

Building 1 Roll up door frame m gray g 0.03
wall concrete white g 0.03
wall masonry white g 0.4

Floor concrete gray g 0.01
exterior window frame m white f 0.03

exterior wall concrete white g 0.01
Building 4 Floor ceramic tan g 4.2

Wall d white g 0.01
Building 5 Window frame m white g 0.3

Wall concrete white g 0.11
wall concrete white g 0.05
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Testing Combinations
Color Condition

G - good
F- fair
P- poor

Lead
mg/cm2

Room
Equivalent

Component Substrate
W - wood
P - plaster
S - stucco
M - metal
D - drywall

double door w white f 0.13
door frame m white g 0.11

restroom wall ceramic tan g 0.14
restroom stall m tan g 0.03

Building 9 Exterior wall concrete white g 0.01
roll up door m gray f 0.04

floor concrete blue f 0.01
floor concrete gray g 0.01

side door m gray g 0.02
double door w tan f 0.01

floor concrete gray g 0.02
column m brown g 0.07

office stair railing m brown f 0.17
office door frame w tan g 0.11
warehouse wall concrete white g 0.07

office double door w white f 0.01
beam m tan g 0.07

Building 11 computer room door
frame

m tan g 0.01

lunch room floor ceramic gray g 5.2
Restroom wall ceramic tan g 0.07

beam w white f 0.02
roof boards w white f 0.00

fire sprinkler pipe m red g 0.00
beam m white g 0.14

roof sheathing w white p 0.00
ladder m red g 0.00

vault wall concrete white g 0.01
vault door m tan g 0.01

vault door frame m tan g 0.04
calibration 1.04 1.0

Building 11 exterior wall concrete white g 0.03
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Testing Combinations
Color Condition

G - good
F- fair
P- poor

Lead
mg/cm2

Room
Equivalent

Component Substrate
W - wood
P - plaster
S - stucco
M - metal
D - drywall

downspout m white g 0.01
gas pipe m white f 0.11

roof ladder m white g 0.01
metal awning post m red f 0.00

awning post m red g 0.00
Block house exterior wall concrete

block
white g 0.05

door m white f 0.08
interior wall concrete

block
white g 0.01

floor stripe concrete yellow f 2.9
Floor stripe concrete red f 0.01
roof edge m white f 0.02

Shed on skids exterior wall m beige f 0.00
door frame m beige f 0.01

door w white p 0.00
vertical tank siding m white f 0.00

horizontal tank m white f 0.01
horizontal tank m white f 0.01
horizontal tank m white g 0.02
piping support m red g 0.02
horizontal tank m white f 0.05
horizontal tank m white f 0.9
Horizontal tank m white f 0.05

tank support structure m red g 0.00
metal racks m blue g 1.4

Steps concrete yellow f 0.02
overhead assembly m white g 0.24
overhead assembly m white f 0.1

Building 11 bollard m red g 0.01
parking/driveway speed

bump
asphalt yellow f 0.3

Building 17 chanel over trench m yellow f 0.03
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Testing Combinations
Color Condition

G - good
F- fair
P- poor

Lead
mg/cm2

Room
Equivalent

Component Substrate
W - wood
P - plaster
S - stucco
M - metal
D - drywall

door frame m tan g 0.03
door m tan g 0.01

wall / siding m beige f 0.00
column m white f 0.04

roll up door m tan f 0.1
Wall concrete

block
tan g 0.00

Building 14 exterior wall concrete beige g 0.02
fire sprinkler riser m white f 0.00
roll up door frame m white g 0.01

column m red g 0.00
canopy post m red g 0.12
canopy post m red g 0.03

column m red g 0.00
Building 13 exterior wall concrete

block
gray g 0.00

down spout m gray f 0.03
stoop edge concrete yellow f 1.0

Door m white f 0.01
wall concrete white g 0.00
floor concrete gray g 0.01

roll up door frame edge m yellow g 1.0
Office door frame m white g 0.01

beam m red g 0.01
beam w white f 0.02

Building 12 lobby floor ceramic tan g 2.6
Restroom base board ceramic beige g 0.3

Lunch room floor concrete gray f 0.00
door frame m white g 0.02

column m red g 0.26
side door m gray g 0.00

round column m brown g 0.03
roof ladder m red g 0.33
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Testing Combinations
Color Condition

G - good
F- fair
P- poor

Lead
mg/cm2

Room
Equivalent

Component Substrate
W - wood
P - plaster
S - stucco
M - metal
D - drywall

Canopy floor edge concrete yellow f 0.03
post m gray g 0.03
post m gray g 0.07

electrical panels m gray g 0.14
Building 14 canopy framing m white g 0.01

hoist m white g 0.00
canopy frame w white g 0.01

Building 10 canopy post m red f 0.01
down spout m gray f 0.04

wall white concrete g 0.01
wall white concrete g 0.02

steps green w g 0.06
beam white m g 0.22

framing w white g 0.00
Building 15 column m white g 0.13

wall m beige f 0.00
Guard shack wall m white f 0.01

wall m white g 0.00
Lean-to Building

10
framing m red g 0.00

fire sprinkler riser m red f 0.01
Building 8 Framing m gray g 0.27

sliding door m gray f 0.3
Office enclosure w brown f 0.08

beam m gray g 0.11
door frame m gray g 0.27

Building 16 wall m gray g 0.00
wall m gray f 0.02

framing m red g 0.02
bollards m red over

yellow
f 1.2

“ m “ f 1.6
Building 8 Lean-to frame m white g 0.06
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Testing Combinations
Color Condition

G - good
F- fair
P- poor

Lead
mg/cm2

Room
Equivalent

Component Substrate
W - wood
P - plaster
S - stucco
M - metal
D - drywall

tank m white g 0.02
rack m white g 0.00

calibration 1.04 1.0

Building Description

The subject property contains a factory-industrial facility reportedly  built in 1949-through the
1980's. The buildings are mainly concrete tilt-up or metal frame structures.  The roofs are
finished with composition roll roofing, and tar & rocks, or are metal.  The interiors are finished
with concrete, carpet, ceramic tile, drywall, plaster, suspended ceiling panels (non-suspect),
ceiling tile, and steel office partitions.  We did not observe any suspect pipe insulation.  We did
not observe any suspect flexible duct connectors, and no suspect ducts.  See the photographs
and the sketches for more information.
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Recommendations

We should be retained to prepare abatement specifications and conduct a job walk with the
abatement contractors we invite.  Following this proper protocol prevents misunderstandings and
costly delays during the abatement and demolition.  We should then monitor and document the
abatement project to prevent problems and violations and provide the documentation needed
to refute any future claims of deficiencies or exposures from the abatement.    

All persons who read and use this report should read the entire report and all of the
attachments.

Information on laws and regulations is provided as a convenience, not as a substitute for proper
legal advice and review of the entire text of the applicable laws and regulations.

Disturbance of materials which contain asbestos and/or lead requires compliance with numerous
laws and regulations. 

Advance Notification Is Required Prior To Asbestos Abatement Work:

In the  South Coast Air Quality Management District (SCAQMD) which encompasses  Los
Angeles, Orange, Riverside, and parts of San Bernardino Counties, a ten working day advance
notification must be given for work on more than 100 square feet of asbestos containing
material.  SCAQMD has an agreement with US EPA to administer the asbestos NESHAP.  Rule
1403 is their asbestos regulation regarding notification and asbestos removal and demolition
work. Their Rule 222 governs use of negative air machines and HEPA vacuums for asbestos
work.    Before starting work, the current notification requirements should be verified. Notification
is also required prior to demolition.  The company or organization actually doing the work is
responsible for notification. 

Asbestos abatement contractors must display a posting board at each work location, and it
should contain copies of their notification, license, OSHA temporary job site notification, and
other information such as the location of emergency medical facilities.  Copies of the AHERA
training, annual asbestos worker medical exam, and latest respirator fit test report for each
worker and supervisor must be on site.

Notifications to Employees, Contractors, Tenants, and the Public:

1) Building owners must notify their employees and other owners (e.g of tenant
companies) within 15 days of their knowledge of the presence of asbestos containing
materials (Connelly Act, AB 3713, California Health and Safety Code, Section 25915),
and annually thereafter.  

2) Federal OSHA construction asbestos regulations, 29CFR1926.1101 (k), and the
corresponding California regulations, apply to communication of hazards during
construction activities.

3) Federal OSHA general industry asbestos regulations, 29CFR1910.1001(j)(2)(i), and
the corresponding California regulations, require that building owners determine the
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presence, location, and quantity of materials which contain asbestos at the work site, and
inform employees about the presence and location of those materials. Again, tenants are
not employees. While this aspect of the regulation is widely ignored, as most commercial
building have either not been inspected for asbestos, or only partially inspected, we
suggest that all building owners implement an asbestos management (O&M) program
based on at least a walkthrough asbestos survey. Asbestos was used in many common
building materials up to the late 1980s, so having an asbestos management program in
place minimizes liability and costs. 

4) Federal OSHA general industry asbestos regulations, 29CFR1910.1001(j)(2)(iii)
requires that building owners inform employers of employees, and employers inform
employees who will perform housekeeping activities in areas which contain asbestos
(actual or presumed) of the presence and location of those materials which may be
contacted during such activities.

5) Federal OSHA general industry asbestos regulations, 29CFR1910.1001(j)(4)(i), and
the corresponding California regulations, require that building owners or employers affix
or post labels or signs so that employees will be notified of what materials contain, or are
presumed to contain, asbestos. The labels are to be attached in such areas where they
will clearly be noticed by employees who are likely to be exposed, such as at the
entrance to mechanical room/areas. The labels must comply with the requirements of 29
CFR 1910.1200(f) of OSHA’s Hazard Communication standard, and must include the
following information: 

DANGER

CONTAINS ASBESTOS FIBERS

AVOID CREATING DUST

CANCER AND LUNG DISEASE HAZARD

6) There is a slight variation in wording of the warnings in California's Connelly Act, AB
3713, California Health and Safety Code, Section 25915:

CAUTION.

ASBESTOS.

CANCER AND LUNG DISEASE HAZARD.

DO NOT DISTURB WITHOUT PROPER TRAINING AND EQUIPMENT

so we usually develop signs and labels which are a combination of the California and OSHA
wording. 

7) In a January 24, 1996 letter to Ms. Lisa K. Rushton interpreting their 29CFR1910.1101
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and 29CFR1926.1101 regulations, OSHA stated: "Signs and labels are required to be
posted on or near the product. However, it is generally not feasible to put labels on walls
and floors. If it is not feasible, alternatives may be used. For example, if asbestos
containing floors are being serviced by employees using a common equipment room day
after day, then a sign or label for the asbestos flooring can be posted in that room." 

8) California's Connelly Act, AB 3713, California Health and Safety Code, Section 25915,
Sub-Section 25915.5 states:  "An owner required to give notice to employees pursuant
to this chapter, in addition to notifying his or her employees, shall mail, in accordance
with this subdivision, a copy of that notice to all other persons who are owners of the
building or part of the building, with whom the owner has privity of contract. Receipt of a
notice pursuant to this section by an owner, lessee or operator shall constitute knowledge
that the building contains asbestos-containing construction materials for purposes of this
chapter. Notice to an owner shall be delivered by first-class mail addressed to the person
and at the address designated for the receipt of notices under the lease, rental
agreement, or contract with the owner. " 

9) The California Proposition 65 notification signs which building owners (excepting many
or most government buildings) should have posted on your buildings cover many
materials and substances, but they are not sufficient for notifying employees or
contractors working on the building.

Contractor / Employer Registration / Licensing 

An employer who will be engaging in asbestos-related work involving 100 square feet or more
of surface area of asbestos-containing construction material must be registered with DOSH. 
Asbestos abatement contractors must have this registration in addition to a contractor’s license,
so they are typically used to perform such work.  The square footage of ACCM to be disturbed
is computed by adding up the surface area of all ACCMs which will be handled during the
course of the work being performed by the employer, even if it is in noncontiguous locations in
all of the  buildings, structures, premises, fixtures, machinery or other areas which will be
handled during the course of the work for which the employer has contracted, whether pursuant
to single or multiple contracts with the same hirer.  This generally means that a licensed
asbestos abatement contractor must be utilized, unless a particular employer feels that they will
have enough asbestos work that training and equipping some of their staff and becoming
registered is cost effective.

If the work involves less than 100 sq. ft. of ACCM, the employer must send a simple "report of
use" to Cal/OSHA. All other occupational health and safety work rule requirements apply-
especially those from Title 8 of the California Code of Regulations, 1529. For more information
about "reports of use" and the database of carcinogen use reports, call 415-703-5190. Also, see
8 CCR 5203, the Carcinogen Report of Use Requirements.

More information may be found on the DOSH web site.

OSHA Asbestos Regulations:

The federal OSHA asbestos regulations for the construction industry are contained in
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29CFR1926.1101.  The corresponding California regulations are at California Code of
Regulations, Title 8 - Industrial Relations, Division 1- Industrial Relations, Chapter 4 - Division
of Industrial Safety, Sub-chapter 4 - Construction Safety Orders, Article 4 - Dusts, Mists, Fumes,
Vapors, and Gases, §§1529. Asbestos.

All of these OSHA regulations use the following definitions:  

ACM is Asbestos Containing Material (also ACBM, which is Asbestos Containing Building
material)

PACM is Presumed Asbestos Containing Material;

Surfacing Material is material that is sprayed, troweled-on or otherwise applied to
surfaces, such as acoustical plaster on ceilings and fireproofing materials on structural
members; and,

TSI is Thermal System Insulation (e.g. pipe and boiler insulation).

The California regulations mirror the federal OSHA regulations, and defines four classes of work
on asbestos containing materials:  

"Class I asbestos work" means activities involving the removal of TSI and
surfacing ACM and PACM. 

"Class II asbestos work" means activities involving the removal of ACM which is
not thermal system insulation or surfacing material. This includes, but is not limited
to, the removal of asbestos-containing wallboard, floor tile and sheeting, roofing
and siding shingles, and construction mastics. 

"Class III asbestos work" means repair and maintenance operations, where
"ACM", including TSI and surfacing ACM and PACM, is likely to be disturbed.
"Disturbance" means activities that disrupt the matrix of ACM or PACM, crumble
or pulverize ACM or PACM, or generate visible debris from ACM or PACM.
Disturbance includes cutting away small amounts of ACM and PACM, no greater
than the amount which can be contained in one standard sized glove bag or waste
bag in order to access a building component. In no event shall the amount of ACM
or PACM so disturbed exceed that which can be contained in one glove bag or
waste bag which shall not exceed 60 inches in length and width. 

"Class IV asbestos work" means maintenance and custodial activities during
which employees contact but do not disturb ACM or PACM and activities to clean
up dust, waste and debris resulting from Class I, II, and III activities. 

The regulations require that all Class I, II and III asbestos work shall be conducted within
regulated areas, with all of the related requirements for demarcation, signs, respirators, and so
forth.   

All asbestos work performed within regulated areas must be supervised by a competent person. 
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A competent person for Class I and Class II work must be trained as an asbestos supervisor,
as originally defined in the US EPA Asbestos Hazard Emergency Response Act (AHERA), 40
CFR 763 - available on the US EPA web site.

For Class III work, the competent person need only have the 16 hour training required for
maintenance and custodial staff who disturb ACMs (also known as Operations & Maintenance
or O&M training).   

The OSHA regulations at 29CFR1926.1101(k)(9)(iii) require that training of workers for Class
I operations and for Class II operations that require the use of critical barriers (or equivalent
isolation methods) and/or negative pressure enclosures be the equivalent in curriculum, training
method and length to the EPA Model Accreditation Plan (MAP) asbestos abatement workers
training (40 CFR Part 763, subpart E, appendix C).  However, 1926.1101(k)(9)(iv)(A) covering
work with asbestos containing roofing materials, flooring materials, siding materials, ceiling tiles,
or asbestos cement panels, allows a much shorter 8 hour training class for workers.  That
shorter class must include "hands-on" training and all the elements included in paragraph
(k)(9)(viii) of that section, plus the specific work practices and engineering controls set forth in
paragraph (g) of that section which specifically relate to the category of work to be performed.

Many private training facilities provide the asbestos supervisor and worker initial and annual
refresher training classes, as well as the O&M training classes.  Unless it is reasonably certain
that the supervisor and workers will never need to disturb more than the small amount of ACM
allowed under Class III, they need the normal AHERA supervisor and worker classes. 

Despite the small size of Class III projects, they must be conducted using engineering and work
practice controls which minimize the exposure to employees performing the asbestos work and
to bystander employees: 

(A) The work shall be performed using wet methods. 

(B) To the extent feasible, the work shall be performed using local exhaust ventilation. 

(C) Where the disturbance involves drilling, cutting, abrading, sanding, chipping,
breaking, or sawing of thermal system insulation or surfacing material, the employer shall
use impermeable drop cloths, and shall isolate the operation using mini-enclosures or
glove bag systems or another isolation method. 

(D) Where the employer does not produce a "negative exposure assessment" for a job,
or where monitoring results show the PEL (Permissible Exposure Limit) has been
exceeded, the employer shall contain the area using impermeable drop cloths and plastic
barriers or their equivalent, or shall isolate the operation using another listed and
compliant control system. 

(E) Employees performing Class III jobs, which involve the disturbance of thermal system
insulation or surfacing material, or where the employer does not produce a "negative
exposure assessment" or where monitoring results show a PEL has been exceeded,
shall wear respirators which are selected, used and fitted according to the applicable
regulations.
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Federal OSHA published a nice informal summary of their asbestos regulations for the
construction industry, publication OSHA3096, Revised in 2002.  It is available online.

Lead Regulations

Three federal agencies regulate lead paint under Title X of the Housing and Community
Development Act of 1992: The Environmental Protection Agency (EPA), the Department of
Housing and Urban Development (HUD), and the Occupational Safety and Health
Administration (OSHA).  The federal lead regulations for construction work are contained in
29CFR1926.62 and the corresponding California regulations in CCR 8 Section 1532.1 have
some additions or revisions which are not in the federal regulations.

In California, accreditation, certification, and work practices for lead-based paint and lead
hazards are regulated by Title 17, California Code Of Regulations, Division 1, Chapter 8. 
California Senate Bill  460 amended H&SC 17920.10 by adding "lead hazards" as a violation,
amended H&SC 17961 to allow local agencies to enforce 17920.10 when lead hazards are
present, and amended H&SC 105251-56 making it illegal for contractors to create lead hazards
and to allow local enforcement agencies to perform enforcement. In California, lead abatement
work must be performed by California CDPH (formerly DHS) accredited supervisors and
workers.

The action level for employee exposure to airborne lead is 30  ì g/m3 averaged over an 8-hour
day.  The Permissible Exposure Limit (PEL) is 50 ì g/m3 averaged over an 8-hour day. 

If lead is present in a construction workplace in any quantity, the construction employer is
required to make an initial determination of whether any employee’s exposure to airborne lead
exceeds the action level.  This initial determination requires that the employer perform an
exposure assessment to monitor the construction workers’ exposures unless they have objective
data from similar operations performed within the previous 12 months, or data from outside
sources such as trade associations and suppliers.  In a letter to Mr. William F. Alcarese dated
September 10, 2008, federal OSHA stated that an employer working with paint which contains
any amount of lead in such as way that would generate airborne levels to which employees may
be exposed, must conduct exposure monitoring (or use objective or historical data to
demonstrate that the action level is not exceeded.

Monitoring for an initial exposure assessment may be limited to a representative number of
employees who are reasonably expected to have the highest exposure levels. Such monitoring
is typically done by clipping small battery-powered air pumps to the employees’ belts, with hoses
running to filter cassettes clipped to the lapel of their shirts. 

Some people mistakenly assume that work on materials found to contain any lead, even a low
reading such as   0.18 mg/cm2, requires use of a lead abatement contractor.  That is incorrect,
as abatement personnel are mainly trained to remove lead paint and ceramic tile, not to perform
normal construction tasks.   

There are four categories of tasks with different requirements for performing exposure
assessments when lead is present and when the amount of lead is unknown:
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1) For common miscellaneous construction tasks such as demolition using
machinery, drilling holes through walls to run pipes or conduits, driving fasteners
into surfaces, the regulations do not list any special requirements for performing
exposure assessments.  However, if an employer of an employee performing such
a task has any reason to believe that an employee may be exposed to lead in
excess of the PEL, they are required to implement the same personal protective
measures as for category 2 below.  It is obvious that many employers assume that
employees  performing such work, especially with paint containing less than 1.0
mg/cm2 of lead, will not be exposed above the PEL. 

In California, Title 8, Section 1532.1 states that exposure assessment for such
tasks is not required if data showing that the paint contains less than 600ppm of
lead is available.  However, that is a lesser standard than in the federal
regulations, and federal OSHA, in a letter to Mr. William F. Alcarese dated
September 10, 2008, states “Accordingly, for all tasks governed by OSHA's Lead
in Construction standard (29 CFR 1926.62) involving paints having any level of
lead, employers must comply with the assessment measures and any applicable
protections of that standard.”  Also, data showing if the paint is above or below
600ppm of lead is usually not available, as the X-Ray Fluorescence (XRF)
machines which are the normal and preferred method of testing produce results
in units of milligrams per square centimeter, not ppm, and no conversion between
the two units is possible.

2) For the tasks listed below, performing an exposure assessment requires that the
workers involved be provided with personal protective clothing and equipment,
change areas, hand washing facilities, biological monitoring (blood tests), training,
and tight fitting air purifying half-face or better respirators as specified in the
regulations :

Manual demolition of structures (e.g., dry wall)

Manual scraping;

Manual sanding;

Heat gun applications;

Power tool cleaning with dust collection systems; and,

Spray painting with lead paint;

3) For the tasks listed below, performing an exposure assessment requires that the
workers involved be provided with personal protective clothing and equipment,
change areas, hand washing facilities, biological monitoring (blood tests), training,
and tight fitting air purifying full-face or better respiratory  protection as specified
in the regulations :

Using lead containing mortar;
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Lead burning; 

Rivet busting;

Power tool cleaning without dust collection systems;

Cleanup activities where dry expendable abrasives are used;

Abrasive blasting enclosure movement and removal;

4) For the tasks listed below, performing an exposure assessment requires that the
workers involved be provided with personal protective clothing and equipment,
change areas, hand washing facilities, biological monitoring (blood tests), training,
and tight fitting full-face PAPR or better respiratory  protection as specified in the
regulations:

Abrasive blasting; and, 

Welding, cutting, and torch burning.

Lead Waste Disposal 

To determine if lead waste, including soil, demolition debris, and waste from lead abatement
projects, is hazardous waste:

1) Sample the waste and have a laboratory perform a Total Threshold Limit
Concentration (TTLC) test (preparation EPA 3050B, test method EPA 6010B).  If
that test indicates 1,000 parts per million (ppm) or more lead, the waste is
hazardous waste.  

2) If the test results indicate that the waste contains 50ppm or less of lead, it is not
a hazardous waste.  

3) If the waste contains 50 or more ppm of lead, but less than 1,000ppm of lead,
then a California  California Waste Extraction Test (WET - preparation method
CAC 66261.126, test method EPA 6010B) should be performed on the waste
sample.

4) If the waste exceeds the Soluble Threshold Limit Concentration (STLC) for lead
of 5 ppm, it is a California hazardous waste.

Hazardous wastes must be disposed of at a hazardous waste landfill and must be hauled under
a proper manifest by a licensed hazardous waste transporter. 

In an E-mail message sent 5/27/2004, Mr. Charles Corcoran (Ccorcora@dtsc.ca.gov or 916-
327-4499), Chief of the Waste Identification and Recycling Section of the California Department
of Toxic Substances Control stated that "The waste must be classified as it will be generated.
If the entire building is to be demolished, then that is the waste to be classified. In the event the
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whole building is demolished, if the entire waste does not exceed the 350 ppm limit [note - his
E-mail was written before the 350ppm requirement expired, therefore reverting back to the 1,000
ppm TTLC and 5 ppm STLC limits] or exhibit any hazardous waste characteristic, it may be
disposed to a C&D landfill. If any individual components are first removed from the building, then
DTSC would consider those wastes to be separately generated and would expect the generator
to characterize them as a distinct waste."

To perform the profile testing, a representative sample of the waste needs to be collected. If a
whole building is to be disposed, then the sample would be of the entire debris (we would take
care to avoid over or under sampling any particular building components). If the waste is a
window, then some of the wood, some of the glass, and some of the putty should be included.
If the waste is ceramic tile (as during a school bathroom remodeling project), then some tile,
some grout, and some of the mortar needs to be included. If the waste is wood trim, then a
chunk of the wood needs to be cut out. If the waste is painted concrete, then a core or chunk
of the concrete needs to be collected. In all cases, the sample should approximate the
proportion of lead paint / lead ceramic tile and other materials actually present in the waste. The
laboratory will require that the sample they receive be pulverized.

Exposure Assessment Programs Are Mandatory

All contractors should have well organized asbestos and lead exposure assessment programs
and exposure assessment databases.  Exposure assessment is mandatory, and until exposure
assessment data is obtained, contractors must provide respiratory protection and other
measures which could be very inconvenient, cumbersome, and expensive.   Exposure
assessment data is generally only good for one year, so ongoing collection of data avoids
having out of date exposure assessment data.  It also builds up a nice database of information
to show that the contractor is in compliance with the applicable laws and regulations and that
workers are not being improperly exposed.    

Exposure assessment data is collected for workers with similar experience and training
performing similar tasks.  It is important to organize the exposure assessment data in the
contractor’s database by tasks and experience.  

The actual data collection involves placing personal air pumps on the belts of the workers being
monitored, with a filter cassette hanging over their shoulder and clipped to  their collar so that
it is in their “breathing zone.”  Asbestos exposure assessments require both 30-minute
“excursion” (highest exposure) sample and 8 hour samples.  Lead exposure assessments
require 8 hour samples (a typical work shift.   It is important to record the sample information -
flow rate, work task being monitored, and worker experience.  The filter cassettes should be
properly labeled and are submitted to a laboratory for analysis of the lead or asbestos content.

Once initial exposure assessment data is obtained, the Contractor need only provide the
respiratory protection and other measures indicated by the exposure assessment data for each
task-experience combination.

The federal Occupational Safety and Health Administration (OSHA) Respiratory Protection
Standard is 29 CFR 1910.134.  Employees who are required to wear respirators must be
provided with training on the use of the respirator, and a physical examination by a doctor to
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show that they are fit to wear a respirator.  They must be offered a selection of respirators or
different brands and sizes to find one that fits well, and must be fit tested (once per year) to see
that the respirator seals well when they are wearing it.     

Scope of Services

We performed a visual examination of those areas to determine the overall construction and
usage of the building(s) and to plan and coordinate the survey work, taking into account any
information provided on the age and construction of the building(s).  We examined any plans
and documents supplied to us determine if any ACMs were specified and to provide information
on remodeling or renovation work.  Areas of potential ACM were identified using the available
information on the age of the building, construction materials present and the consultant's
expertise.     

Asbestos Containing Materials (ACMs) Which Are Banned

It is important not to view the dates of the laws / regulations which banned the materials listed
below as absolute cut-off dates.  In many cases, the laws / regulations allowed suppliers to sell
their existing supplies, and the manufacturers may not have immediately been aware of the new
laws / regulations.  For example, we have spoken with a large manufacturer of drywall joint
compound in southern California and learned that they were still manufacturing drywall joint
compound with asbestos in the middle 1980s.  Our experience inspecting thousands of buildings
of all types also confirms that asbestos containing drywall joint compound was used in many
buildings constructed in the middle 1980s.  

! Spray applied fireproofing was banned by the 1973 Clean Air Act (CAA) Asbestos
National Emission Standard for Hazardous Air Pollutant (NESHAP);

! Wet-applied and pre-formed (molded) asbestos pipe insulation and pre-formed
(molded) asbestos block insulation on boilers and hot water tanks were banned
by the 1975 Clean Air Act (CAA) Asbestos National Emission Standard for
Hazardous Air Pollutant (NESHAP);  

! Spray applied decorative ACM (e.g. acoustic ceiling texture) was banned by the
1978 Clean Air Act (CAA) Asbestos National Emission Standard for Hazardous
Air Pollutant (NESHAP);

! Patching compounds which are used to cover, seal or mask cracks, joints, holes
and similar openings in the trim, walls, ceiling, etc. of building interiors (also used
to create textured effects) which a consumer can purchase (those where the sale
or use of the product by consumers is facilitated, and those containing respirable
free form asbestos which are used in residences, schools, hospitals, public
buildings or other areas where consumers have customary access) were banned
by the US Consumer Product Safety Commission (CPSC) in 1978 - see 16 CFR
1304;

! Artificial emberizing materials (ash and embers) containing respirable freeform
asbestos (generally packaged in an emberizing kit for use in fireplaces, and
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designed for use in such a manner that the asbestos fibers can become airborne
under reasonably foreseeable conditions of use were banned by the  US
Consumer Product Safety Commission (CPSC) in 1978 - see 16 CFR 1305;

! Spray-on application of materials containing more than 1% asbestos to buildings,
structures, pipes, and conduits unless the material is encapsulated with a
bituminous or resinous binder during spraying and the materials are not friable
after drying was banned by the 1990 Clean Air Act (CAA) Asbestos National
Emission Standard for Hazardous Air Pollutant (NESHAP);

! Asbestos paper products (flooring felt, roll board, and corrugated,  commercial, or
specialty paper) were banned by the Toxic Substances Control Act (TSCA) - On
July 12, 1989, the US EPA issued a final rule banning most asbestos-containing
products.  While most of that regulation was overturned by the Fifth Circuit Court
of Appeals in New Orleans in 1991, the bans on these materials were affirmed;
and,

! Products that have not historically contained asbestos, otherwise referred to as
"new uses" of asbestos were banned by the Toxic Substances Control Act (TSCA)
- On July 12, 1989, the US EPA issued a final rule banning most asbestos-
containing products.  While most of that regulation was overturned by the Fifth
Circuit Court of Appeals in New Orleans in 1991, the bans on these materials
were affirmed.

Various asbestos containing materials were specifically listed as NOT banned by the US EPA’s
guidance document of May 18, 1999, but this list is far from comprehensive, as many other
common materials which are not banned are not listed: 

Troweled-on Surfacing Materials (e.g. cement stucco and gypsum plaster);

Asbestos-cement corrugated sheet, shingles, flat sheet, millboard, and pipe;

Asbestos clothing for adults;

Pipeline wrap;

Roofing felt;

Vinyl-asbestos floor tile;

Automatic transmission components;

Clutch facings; 

Friction materials;

Brake pads, linings, and blocks;
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Gaskets;

Non-roofing coatings; and, 

Roof coatings.

Which Materials Commonly Contain Asbestos?

The list in the table below was developed based on US EPA publications and our experience
performing asbestos surveys / inspections of thousands of buildings of all types.  

While the production and usage of some have been banned, and most others are simply no
longer produced or installed, many are still legal and new products containing asbestos could
appear on the market, so this list may become out of date.

Suspect Material Typically
Friable In
Place?

Typically
Friable If
Disturbed?

Notes and Approximate
Usage Dates

Acoustic Ceiling Texture Yes Yes Through the mid to late
1970s

Acoustic  Plaster Yes Yes Through the mid 1970s

Adhesives / Mastics (flooring,
mirror, pipe insulation, etc.)

No No Through the 1980s

Asphalt Floor Tile No Maybe Through the 1960s

Blown-in Insulation Yes Yes Prior to the mid 1970s 

Boiler and Vessel Insulation Yes Yes Through the mid-1970s

Breeching / Flue Insulation Yes Yes Through the mid 1970s

Caulking and Sealants No No Through the mid-1980s

Ceiling Tiles and Lay-in or
Suspended Ceiling Panels

Yes Yes Prior to the early 1970s, often
are heavy and have a
“layered” internal appearance

Ceramic Tile Grout No No, dust is Into the 1980s

Chalkboards No No Into the 1970s

Concrete block filler (used to
smooth the rough surface)

No No Through the 1970s and into
the 1980s
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Suspect Material Typically
Friable In
Place?

Typically
Friable If
Disturbed?

Notes and Approximate
Usage Dates

Drywall (also known as Gypsum Wallboard or the brand name Sheetrock).  Due to
imprecise use of English, and confusion between composite and discrete layer sampling,
some people may mistakenly believe that drywall itself is a suspect material.  Some have
loosely used the term “wallboard” to refer to  asbestos-cement panels used as wall
covering.  Indeed, for quite a few years we sampled drywall.  Finally tiring of wasting time
and money sampling a material which was never, ever positive, we investigated.  We
discovered these problems, and a situation in which mistakes in one document (e.g. the
sloppy use of the imprecise term “wallboard”) repeated in other documents.  All the times
we have asked, people stating that drywall might contain asbestos have not been able to
produce an example of it. 

Drywall Joint Compound (Also
Known As Mud, Sometimes Also
Used as a Skim or Texture Coat)

No Yes Manufactured and applied
through the mid-1980s

Ducts (Made of Corrugated
Asbestos Covered with
Aluminum on the Inside and
Outside, one common brand is
Alumabestos) 

Yes Yes Through the mid 1980s

Duct Insulation (corrugated or
paper)

Yes Yes Sometimes found on register
boots and ducts through the
mid-1980s  

Electric Wiring Insulation Yes Yes Prior to the 1970s in some
cables and wires, through the
1980s in some heating
appliances and machinery

Electrical Panel Partitions and/or
Arc Chutes

No No Used through the 1970's

Elevator Equipment Panels No No Through the 1970's

Elevator Brake Shoes No No Many still in use

Fiber-Cement Conduits No No Through the 1980's

Fiber-Cement Ducts (one
common brand is Transite)

No No Common for underground
HVAC ducts through the
1980s

Fiber-Cement Flues (one
common brand is Transite)

No No Used through the 1980s,
although usage tapered off
sharply after the 1970's
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Suspect Material Typically
Friable In
Place?

Typically
Friable If
Disturbed?

Notes and Approximate
Usage Dates

Fiber-Cement Sheets - Interior,
Exterior, or in Freezers/Chillers,
(some made with wood paterns,
one common brand is Transite)  

No No Used through the 1970s, with
some usage in the 1980s

Fiber-Cement Pipes (one
common brand is Transite)

No No Through the 1980's and
some may still be in use

Fiber-Cement Cooling Tower
Slats and Other Components
(one common brand is Transite)

No No Through the 1980s

Fire Blankets Yes Yes Prior to the 1980s

Fire Curtains Yes Yes Prior to the 1980s

Fire Door Interior Insulation No
(covered)

Yes Through the 1970s

Fireproofing Materials (as on
structural steel)

Yes Yes Through the mid to late
1970s

Flexible Duct Connectors (also
known as vibration cloths)

Yes Yes Soft woven cloth, easy to
differentiate from fiberglass
or rubber 

Gaskets No Yes Still in use

Electrical Ducts No No Through the 1970s

Laboratory Hoods/Table Tops No No Trough the 1980s  

Mastics (floor tile, mirror, ceiling
tile, etc.)

No No Through te 1980s

Paint - textured or elastomeric /
coatings

No Maybe Through the mid to late
1970's

Packing Materials (for valves or
for wall/floor penetrations)

No Yes Through the 1980s

Pipe Insulation (corrugated
air-cell, block, etc.)

Yes Yes Through the 1970s

Plaster (interior gypsum plaster,
which typically consists of two or
more layers

No Yes Rare, used prior to the mid
1970's
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Suspect Material Typically
Friable In
Place?

Typically
Friable If
Disturbed?

Notes and Approximate
Usage Dates

Plastic Roof Cement (typically
applied at flashings, joints, and
penetrations, may brands are
still manufactured with asbestos) 

No No Very common, still legally
manufactured, sold and
applied

Roofing Felt / Tar paper No No Through the 1970's and into
the 1980s

Roofing Shingles or Roll Roofing No No Through the 1970s and into
the 1980s

Sheet Vinyl Flooring No Yes Through the 1980s

Silver Roof Paint No No Through the 1970s and into
the 1980s

Spackling Compounds No Yes Through the 1970s

Spray-Applied Insulation Yes Yes Through the mid to late
1970s

Stucco, or Cement Plaster,
which typically consists of two or
more layers

No No, dust is Generally, used through the
1980s, but in early 2006 an
Arizona regulator told us that
a wholesaler in the Phoenix
area  imports asbestos and
sells it to contractors who mix
it into stucco 

Tank and Vessel Insulation Yes Yes Through the mid to late
1970s

Taping Compounds (drywall joint
compound)  

No Yes Through the mid 1980s

Terrazzo No No, dust is Until the late 1970s or early
1980s

Textured Paints / Coatings
(paints made with texture, not
texture applied before painting)

No Maybe Through the 1970s 

Thermal Paper Products Yes Yes Through the 1970s

Vinyl Floor Tile No No Through the mid 1980s

Vinyl Wall Coverings No No Rare, used through the
1970s
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Suspect Material Typically
Friable In
Place?

Typically
Friable If
Disturbed?

Notes and Approximate
Usage Dates

Window Putty No Maybe Though the 1970s

Asbestos Sampling

Representative samples of potential / suspect ACM were collected after identification of
homogeneous sampling areas (these are areas in which the materials are uniform in color,
texture, construction or application date and general appearance) of potential ACM.  Each
homogeneous area of potential ACM was observed for material type, location, condition, and
friability.  Representative samples were collected from each area of potential ACM, excepting
areas which were inaccessible, or areas of assumed ACM. The building(s) was examined for
the presence of previous or multiple layers of materials, if applicable.   If no suspect materials
were identified, or if only materials assumed to contain asbestos were identified, no samples
were collected.

Most of the laws and regulations regarding asbestos sampling reference the AHERA section on
sampling (40CFR763.86).  Of course, non-suspect materials such as wood, foam, fiberglass,
plastic, and metal, and glass are not sampled.  Suspect materials may be assumed to contain
asbestos or may be sampled as follows:

Friable Surfacing Material, which is a friable suspect material sprayed-on, troweled-on,
or otherwise applied to surfaces, such as acoustical plaster on ceilings and fireproofing
materials on structural members, or other materials on surfaces for acoustical,
fireproofing, or other purposes:

! At least three bulk samples from each homogeneous area that is 1,000 ft
2 or less;

! At least five bulk samples from each homogeneous area that is greater
than 1,000 ft 2 but less than or equal to 5,000 ft 2; and,

! At least seven bulk samples from each homogeneous area that is greater
than 5,000 ft 2.

Friable Thermal System Insulation, which is a friable suspect material applied to pipes,
fittings, boilers, breeching, tanks, ducts, or other interior structural components to prevent
heat loss or gain, or water condensation, or for other purposes: 

! At least three bulk samples from each homogeneous area; 

! At least one bulk sample from each homogeneous area of patched thermal
system insulation if the patched section is less than 6 linear or square feet;
and,

! In a manner sufficient to determine whether the material is ACM or not
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ACM,  bulk samples from each insulated mechanical system where cement
or plaster is used on fittings such as tees, elbows, or valves.

Friable Miscellaneous Materials, which are interior building materials on structural
components, structural members or fixtures, such as ceiling tiles:

! Bulk samples from each homogeneous area in a manner sufficient to
determine whether the material is ACM or not ACM.

Nonfriable Materials which are interior building materials on structural components,
structural members or fixtures, such as floor tiles:

! In a manner sufficient to determine whether the material is ACM or not
ACM, bulk samples from each homogeneous area. 

Given the lack of detailed guidance regarding miscellaneous materials, the judgement and
experience of the consultant are important factors in determining the appropriate number of
samples.   For example, we know that drywall joint compound is difficult for the laboratories to
analyze due to the presence of binders and such and the relatively low asbestos content, so we
collect more samples from an area of it than we would from a similar area of a material such as
sheet vinyl flooring which is very easy to analyze and which typically was made with a relatively
high asbestos content. 

Reasonable care was taken to reduce accidental fiber release into the building environments. 
In order to reduce the potential for fiber release while collecting samples of suspect materials,
the test areas were sprayed with a water-containing surfactant.  The tools used for collection of
samples were cleaned with soapy water-soaked cloths between samples in order to avoid cross-
contamination of samples.  The samples were placed into heavy plastic sample bags which
were then sealed and labeled.  The location, type, and other information on each sample were
recorded.

Asbestos Laboratory Analysis

A chain-of-custody form accompanied the samples to the laboratory.   The samples were
analyzed by an NVLAP accredited laboratory using the Polarized Light Method (PLM, EPA
600/R-93/116 and/or EPA 600/M4-82-020600M4).  The PLM method is, by far, the most
commonly used method to analyze bulk materials for the presence of asbestos.  This method
utilizes the optical properties of minerals to identify the selected constituent.  The use of this
method enables identification of the type and approximate percentage of asbestos in a given
sample.  The detection limit of the PLM method for asbestos identification is about one percent
by volume.

Lead Survey

Suspect areas of lead (paint and ceramic tile glaze) were analyzed using non-destructive In
place testing using a portable Thermo  Niton  700-703ALXp portable XRF (X-Ray Fluorescence)
instrument.
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General Limitations

The conclusions presented in this report are professional opinions based on the indicated data
described in this report.  They are intended only for the purpose, the location, and project
indicated.  Opinions and recommendations presented herein apply to site conditions existing at
the time of the site visit(s).  Changes in the conditions of the property may occur with time due
to natural processes or various activities on the subject property.  Changes in applicable codes
and standards may also occur as a result of legislation or the broadening of knowledge. 
Accordingly, this report may become invalid.   We do not warrant that the information supplied
to us by others is accurate.  

Reports such as this prepared by any consultant are never intended to be definitive studies of
the presence of asbestos and/or lead at the subject properties.  Other locations of asbestos
and/or lead may exist at the subject property, and the levels may vary from those stated in this
report.  There may be variations in the composition of materials which appear similar.  Materials
may be hidden from view and not accessible.  This is especially so for occupied structures or
structures where damage and invasive sampling need to be minimized (such as structures not
owned by our client). For pre-demolition surveys of vacant buildings, we do not hesitate to
examine the structure in several areas, looking for multiple layers of materials and materials
which are under other materials.  We very, very rarely miss anything.  However, we are
performing surveys, not demolition work, so may not see things such as a patch of floor tile
hidden under carpeting, and not detected by our typical examination of the area under the
carpet at a corner(s) or existing hole(s).  We examine the structure(s) in several locations, but
do not pull up all of the carpet, or cut holes in floors and walls everywhere, as that would
constitute demolition work, not survey work.  Location and sampling of underground items, such
as asbestos-cement pipes, would have been outside of the scope of services for this project. 

Regulatory Compliance

The report meets and exceeds the requirements of all applicable laws and regulations. If
someone unfamiliar with our reports, after reading this entire report and all of the attachments, 
has any questions regarding where specific information is found, they should contact us by
phone or E-mail, and we will direct them to the appropriate places in this report.

Consultant Background

The inspection and sampling portions of the survey and professional aspects of the report
preparation were performed by Mr. F. Stephen Masek.  Mr. Masek has performed thousands
of environmental inspections in a wide variety of  commercial and government buildings,
including airports, military bases, high-rise buildings, apartment buildings, shopping centers,
schools, office buildings, hospitals, retail buildings, factories, recreation facilities, warehouses,
residences and R&D buildings.  Mr. Masek has been a California Certified Asbestos Consultant
since the certification program started in 1992, and has been an asbestos consultant since
1990.  Mr. Masek has been a California certified lead Inspector / Risk Assessor since 1993.  
He has extensive experience in related  environmental services.   He obtained a B.S.B.A.
degree from Washington University in St. Louis (1980).   He is a member of Mensa, the high IQ
society.   As an active member of ASTM, he has contributed to the revisions to the ASTM Phase
I Environmental Site Assessment Standard, was chairman of an asbestos survey task group,
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and helped write portions of the ASTM Property Condition Assessment standard.  He has written
numerous magazine articles and has spoken at local, state, and national conventions.  He also
provides expert witness services.  

Sincerely,
Masek Consulting Services, Inc.

����
F. Stephen Masek
President
California Certified Asbestos Consultant #92-0822
California Certified Lead Inspector / Risk Assessor / Project Monitor #751
Los Angeles Conservancy company cornerstone member
Indoor Air Quality Association member
ASTM International member
Southern California Antique Radio Society board member
E-Mail: stephenmasek@masekconsulting.net

Sketch, Photograph and Laboratory Report Attachments

The attachments are important parts of this report.

The chain of custody form(s) is/are part of the laboratory report(s), and is/are one of the pages
counted in the report(s).

Avoiding  laboratory bias is done by minimizing the information provided to the laboratory. 
Therefore, we do not give information to the laboratory about which samples are or are not
homogeneous, where they were collected, the full address of the building, and the name of the
owner, as such information could be the cause of laboratory bias. 

The 14 pages of sketches follow.

The 31 pages of asbestos laboratory reports, numbers 121400204, 121400221, 121400242, 
prepared by EMSL Analytical, Inc. follows.

The 65 pages of photographs follow.
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671 W. 17th Street in Costa Mesa, CA Photographs

671 W. 17th Street in Costa Mesa, CA Photo 1: The corner of Section 7 of the office
building facing W. 17th St.
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671 W. 17th Street in Costa Mesa, CA Photo 2: The lean-to on the side of Section 7 of the
office building
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671 W. 17th Street in Costa Mesa, CA Photo 3: The vinyl floor tile under the carpet in the
section 7 of the office building
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671 W. 17th Street in Costa Mesa, CA Photo 4: Typical vacant office space in Section 7,
some fiberglass ceiling panels are laying on the floor
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671 W. 17th Street in Costa Mesa, CA Photo 5: Acoustic ceiling texture in one room of
Section 7 of the office building
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671 W. 17th Street in Costa Mesa, CA Photo 6: Non-asbestos stone chip pattern sheet
vinyl flooring in the women’s restroom of Section 7

E-57



671 W. 17th Street in Costa Mesa, CA Photo 7: The water heater and asbestos cement
flue pipe in the attic above the office space of section 7
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671 W. 17th Street in Costa Mesa, CA Photo 8: The floor tile in the computer room of
Section 7
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671 W. 17th Street in Costa Mesa, CA Photo 9: Typical fiberglass 2x4 ceiling panels
observed throughout the property
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671 W. 17th Street in Costa Mesa, CA Photo 10: Non-asbestos sheet v inyl flooring in the
restroom of Section 6
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671 W. 17th Street in Costa Mesa, CA Photo 11: Fiberglass/metal/plastic HVAC duct
work-typical throughout
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671 W. 17th Street in Costa Mesa, CA Photo 12: A lean-to to Section. 3 f inished with
stucco
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671 W. 17th Street in Costa Mesa, CA Photo 13: Stucco sampling location on Section 4 at
existing damaged area
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671 W. 17th Street in Costa Mesa, CA Photo 14: The courtyard
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671 W. 17th Street in Costa Mesa, CA Photo 15: Large diameter vinyl floor tile as
observed in several offices in Section 3 
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671 W. 17th Street in Costa Mesa, CA Photo 16: Inside Section 3
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671 W. 17th Street in Costa Mesa, CA Photo 17: Lead-glazed ceramic floor tile as in the
lobby (Section 4)
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671 W. 17th Street in Costa Mesa, CA Photo 18: Asbestos sheet v inyl flooring in the
computer room in Section3
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671 W. 17th Street in Costa Mesa, CA Photo 19:  Asbestos sheet v inyl flooring in Section
2
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671 W. 17th Street in Costa Mesa, CA Photo 20: Inside Section 1
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671 W. 17th Street in Costa Mesa, CA Photo 21: The office area of Section 1 with
acoustic ceiling texture
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671 W. 17th Street in Costa Mesa, CA Photo 22: The exterior of Bldg. 9
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671 W. 17th Street in Costa Mesa, CA Photo 23: The prefabrikated walls in the office area
of Bldg. 9
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671 W. 17th Street in Costa Mesa, CA Photo 24: Inside Bldg. 9
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671 W. 17th Street in Costa Mesa, CA Photo 25: Non-asbestos 12x12 vinyl floor tile under
the carpet in the mezzanine of Bldg. 9
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671 W. 17th Street in Costa Mesa, CA Photo 26: Asbestos polished large stone chip
pattern sheet vinyl flooring under the carpet in the large mezzanine room of Bldg. 9 
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671 W. 17th Street in Costa Mesa, CA Photo 27: Gray 12x12 vinyl floor tile in the offices
downstairs in Bldg. 9
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671 W. 17th Street in Costa Mesa, CA Photo 28: The older asbestos (to the right) and the
new non-asbestos 12x12 vinyl floor tile in the wormen’s restroom in the warehouse section
of Bldg. 9
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671 W. 17th Street in Costa Mesa, CA Photo 29: The room with raised computer floor and
acoustic ceiling texture in Bldg. 11
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671 W. 17th Street in Costa Mesa, CA Photo 30: Lead-glazed ceramic floor tile in the
lunch room of Bldg. 11
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671 W. 17th Street in Costa Mesa, CA Photo 31: Asbestos yellowish 12x12 vinyl floor tile
in the women’s restroom in Bldg. 11
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671 W. 17th Street in Costa Mesa, CA Photo 32: The 12x12 vinyl floor tile in the men’s
room (already previously damaged) in the men’s restroom of Bldg. 11 
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671 W. 17th Street in Costa Mesa, CA Photo 33: Peel & stick type 12x12 vinyl floor tile in
the storage room in Bldg. 11
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671 W. 17th Street in Costa Mesa, CA Photo 34: The roofs of Section 7
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671 W. 17th Street in Costa Mesa, CA Photo 35: Roof ing on Section 3
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671 W. 17th Street in Costa Mesa, CA Photo 36: Asbestos cement flue pipes are visible
on the roof of Section 3
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671 W. 17th Street in Costa Mesa, CA Photo 37: Building 9 roof
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671 W. 17th Street in Costa Mesa, CA Photo 38: The roofs of Bldgs. 14 & 17 are metal
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671 W. 17th Street in Costa Mesa, CA Photo 39: The roof of Bldg. 13
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671 W. 17th Street in Costa Mesa, CA Photo 40: Roof  of Bldg. 12
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671 W. 17th Street in Costa Mesa, CA Photo 41: Bldg. 10 roof
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671 W. 17th Street in Costa Mesa, CA Photo 42: Parapets on the roof  of Bldg. 10 are
covered with asbestos roofing
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671 W. 17th Street in Costa Mesa, CA Photo 43: Building 15 is a metal building with metal
roof
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671 W. 17th Street in Costa Mesa, CA Photo 44: The roof of Bldg. 11
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671 W. 17th Street in Costa Mesa, CA Photo 45: Brown composition roofing on the shed
in the tank farm area
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671 W. 17th Street in Costa Mesa, CA Photo 46: The testing control room in the tank farm
area

E-97



671 W. 17th Street in Costa Mesa, CA Photo 47: Lead-based paint on the blue racks in
the tank farm area
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671 W. 17th Street in Costa Mesa, CA Photo 48: Asbestos sheet v inyl flooring throughout
Bldg. 17
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671 W. 17th Street in Costa Mesa, CA Photo 49: Bldg. 14 
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671 W. 17th Street in Costa Mesa, CA Photo 50: Inside Bldg. 13
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671 W. 17th Street in Costa Mesa, CA Photo 51: 12x12 vinyl floor tile in the office of Bldg.
13
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671 W. 17th Street in Costa Mesa, CA Photo 52: The lead-glazed ceramic floor tile in the
corridor of Bldg. 12
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671 W. 17th Street in Costa Mesa, CA Photo 53: The 1x1 ceiling tile in the restroom
corridor of Bldg. 12 
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671 W. 17th Street in Costa Mesa, CA Photo 54: The square pattern sheet vinyl flooring in
the kitchenette on the mezzanine of Bldg. 12
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671 W. 17th Street in Costa Mesa, CA Photo 55: Metal HVAC duct work above the ceiling
in the offices of Bldg. 12
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671 W. 17th Street in Costa Mesa, CA Photo 56: Inside Bldg. 10
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671 W. 17th Street in Costa Mesa, CA Photo 57: Restroom enclosure in Bldg. 10 
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671 W. 17th Street in Costa Mesa, CA Photo 58: The 12x12 vinyl floor tile in the offices of
Bldg. 10
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671 W. 17th Street in Costa Mesa, CA Photo 59: Inside Bldg. 15

E-110



671 W. 17th Street in Costa Mesa, CA Photo 60: Inside Bldg. 8
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671 W. 17th Street in Costa Mesa, CA Photo 61: Damaged asbestos 12x12 vinyl floor tile
in the closet of the maintenance office of Bldg. 8
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671 W. 17th Street in Costa Mesa, CA Photo 62: Bldg. 16
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671 W. 17th Street in Costa Mesa, CA Photo 63: Bollards painted with lead-based paint
(yellow under red) at Bldg. 16

E-114



671 W. 17th Street in Costa Mesa, CA Photo 64: Inside Space 5-occupied at the tim e of
inspection
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671 W. 17th Street in Costa Mesa, CA Photo 65: Already damaged stucco spots on the
front of Section 6
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-1

121400204-0001

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-2

121400204-0002

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-3

121400204-0003

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-4

121400204-0004

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-5

121400204-0005

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-6

121400204-0006

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-7

121400204-0007

Gray
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-8

121400204-0008

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

1Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-9

121400204-0009

Rust
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-10

121400204-0010

Black None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-11

121400204-0011

Rust
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-12

121400204-0012

Black None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-13

121400204-0013

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-14

121400204-0014

Gray None Detected
Fibrous
Homogeneous

Cellulose2% Non-fibrous (other)98%

671-15

121400204-0015

White
Non-Fibrous
Heterogeneous

Chrysotile4%Non-fibrous (other)96%

671-16

121400204-0016

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

2Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-17

121400204-0017

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-18

121400204-0018

White
Non-Fibrous
Heterogeneous

Chrysotile4%Non-fibrous (other)96%

671-19

121400204-0019

White
Non-Fibrous
Homogeneous

Chrysotile4%Non-fibrous (other)96%

671-20

121400204-0020

Brown None Detected
Non-Fibrous
Homogeneous

Wollastonite5% Non-fibrous (other)95%

671-21

121400204-0021

Various None Detected
Fibrous
Heterogeneous

Cellulose30%
Synthetic3%
Glass2%

Non-fibrous (other)65%

671-22

121400204-0022

Black/Cream None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-23

121400204-0023

Black None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-24

121400204-0024

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

3Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-25

121400204-0025

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-26

121400204-0026

White
Non-Fibrous
Homogeneous

Chrysotile2%Non-fibrous (other)98%

671-27

121400204-0027

Brown/Gray None Detected
Fibrous
Heterogeneous

Cellulose15%
Synthetic3%
Glass2%

Non-fibrous (other)80%

671-28-White Coat

121400204-0028

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-28-Gray Coat

121400204-0028A

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-29

121400204-0029

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-30

121400204-0030

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-31

121400204-0031

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

4Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-32

121400204-0032

White/Black None Detected
Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

671-33

121400204-0033

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-34

121400204-0034

Brown
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-35

121400204-0035

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-36

121400204-0036

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-37

121400204-0037

Gray
Fibrous
Homogeneous

Chrysotile90%Non-fibrous (other)10%

671-38

121400204-0038

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-39

121400204-0039

Gray/Gold None Detected
Non-Fibrous
Homogeneous

Mica2%
Non-fibrous (other)98%

5Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-40

121400204-0040

Green None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-41

121400204-0041

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-42

121400204-0042

Green None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-43

121400204-0043

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-44

121400204-0044

Gray/White None Detected
Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

671-45

121400204-0045

Black None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-46

121400204-0046

Various
Fibrous
Heterogeneous

Chrysotile40%Cellulose5% Non-fibrous (other)55%

671-47

121400204-0047

Black None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

6Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-48

121400204-0048

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-49

121400204-0049

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-50

121400204-0050

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-51

121400204-0051

Gray/Black
Fibrous
Heterogeneous

Chrysotile50%Non-fibrous (other)50%

671-52

121400204-0052

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-53

121400204-0053

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-54

121400204-0054

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-55

121400204-0055

White None Detected
Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

7Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-56

121400204-0056

White None Detected
Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

671-57

121400204-0057

White None Detected
Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

671-58

121400204-0058

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-59

121400204-0059

Gray None Detected
Fibrous
Homogeneous

Cellulose<1% Non-fibrous (other)100%

671-60

121400204-0060

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-61

121400204-0061

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-62

121400204-0062

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-63

121400204-0063

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

8Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-64

121400204-0064

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-65

121400204-0065

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-66

121400204-0066

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-67

121400204-0067

Brown None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-68

121400204-0068

Brown/Gray
Fibrous
Heterogeneous

Chrysotile15%Cellulose2% Non-fibrous (other)83%

671-69

121400204-0069

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-70

121400204-0070

Gray/Tan
Fibrous
Heterogeneous

Chrysotile20%Cellulose2% Non-fibrous (other)78%

671-71

121400204-0071

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

9Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-72

121400204-0072

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-73-White
Texture
121400204-0073

White None Detected
Non-Fibrous

Homogeneous

Non-fibrous (other)100%

671-73-Beige
Texture
121400204-0073A

Beige None Detected
Non-Fibrous

Homogeneous

Non-fibrous (other)100%

671-74

121400204-0074

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-75

121400204-0075

Black
Non-Fibrous
Homogeneous

Chrysotile12%Non-fibrous (other)88%

671-76

121400204-0076

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-77

121400204-0077

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-78

121400204-0078

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

10Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-79

121400204-0079

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-80

121400204-0080

Beige None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-81

121400204-0081

White
Non-Fibrous
Heterogeneous

Chrysotile<1%Non-fibrous (other)100%

671-82

121400204-0082

White
Non-Fibrous
Homogeneous

Chrysotile2%Non-fibrous (other)98%

671-83

121400204-0083

Black
Non-Fibrous
Homogeneous

Chrysotile7%Non-fibrous (other)93%

671-84

121400204-0084

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-85

121400204-0085

Tan None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-86

121400204-0086

Black None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

11Test Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/20/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-87

121400204-0087

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-88

121400204-0088

White/Black None Detected
Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

671-89

121400204-0089

Beige None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

12THIS IS THE LAST PAGE OF THE REPORTTest Report PLM-7.28.9 Printed: 1/21/2014 8:44:35 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/21/2014 08:44:35

Cheryl Alvarado (35)
Carlos Rivadeneyra (30)

Lindsay Rye (26)
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SAMPLE ID COLOR

APPROX.
MATRIX

MATERIAL
NON-ASBESTOS

FIBERS
ASBESTOS

RANGE TYPE AVG Notes

Test Report: Asbestos Analysis of Bulk Materials via Transmission Electron
Microscopy. Chatfield Method (rev 2)

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/16/14 10:05 AM

671 W 17TH St

Fax:
Phone: (949) 581-8503

Project:

1/25/2014Analysis Date:
Collected:

EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400204
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

671-9
121400204-0009

Tan 100.0% Chrysotile<1% <1%

671-58
121400204-0058

White 98.5% Chrysotile0.5-2.4% 1.5%

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

THIS IS THE LAST PAGE OF THE REPORT.TEMChatver2-7.26.0   Printed: 1/25/2014 10:17:07 AM 1

The above report relates only to the items tested. This report may not be reproduced, except in full, without written approval by EMSL Analytical, Inc.The test results contained within this report meet the
requirements of NELAC unless otherwise noted. Samples received in good condition unless otherwise noted.
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ

Ted Young (2)

Initial report from 01/25/2014 10:17:07
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-90

121400221-0001

Various
Fibrous
Heterogeneous

Chrysotile2%Non-fibrous (other)98%

671-91

121400221-0002

Gray/Black
Fibrous
Heterogeneous

Chrysotile6%Non-fibrous (other)94%

671-92

121400221-0003

White/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-93

121400221-0004

Black None Detected
Fibrous
Homogeneous

Glass20% Non-fibrous (other)80%

671-94

121400221-0005

Gray/Black
Fibrous
Heterogeneous

Chrysotile5%Non-fibrous (other)95%

671-95

121400221-0006

Black/Silver
Fibrous
Heterogeneous

Chrysotile3%Non-fibrous (other)97%

671-96

121400221-0007

White/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-97

121400221-0008

Black None Detected
Fibrous
Homogeneous

Glass20% Non-fibrous (other)80%

1Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-98

121400221-0009

White/Black None Detected
Fibrous
Heterogeneous

Cellulose50% Non-fibrous (other)50%

671-99

121400221-0010

Gray/Black
Fibrous
Heterogeneous

Chrysotile4%Non-fibrous (other)96%

671-100

121400221-0011

Black None Detected
Fibrous
Heterogeneous

Cellulose50% Non-fibrous (other)50%

671-101

121400221-0012

Black None Detected
Fibrous
Heterogeneous

Cellulose50% Non-fibrous (other)50%

671-102

121400221-0013

Gray None Detected
Fibrous
Homogeneous

Synthetic2% Non-fibrous (other)98%

671-103

121400221-0014

White/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-104

121400221-0015

White/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-105

121400221-0016

Black None Detected
Fibrous
Homogeneous

Glass20% Non-fibrous (other)80%

2Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-106

121400221-0017

Gray/Black
Fibrous
Homogeneous

Chrysotile4%Non-fibrous (other)96%

671-107

121400221-0018

White/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-108

121400221-0019

Gray/Black
Fibrous
Heterogeneous

Chrysotile7%Non-fibrous (other)93%

671-109

121400221-0020

No Sample Not Submitted

671-110

121400221-0021

Black None Detected
Fibrous
Heterogeneous

Cellulose60% Non-fibrous (other)40%

671-111

121400221-0022

Gray/Black
Fibrous
Heterogeneous

Chrysotile15%Cellulose50%
Glass5%

Non-fibrous (other)30%

671-112

121400221-0023

Black None Detected
Fibrous
Homogeneous

Cellulose15% Non-fibrous (other)85%

671-113

121400221-0024

White/Black None Detected
Fibrous
Heterogeneous

Cellulose50% Non-fibrous (other)50%

3Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-114

121400221-0025

Black/Silver None Detected
Fibrous
Heterogeneous

Cellulose15% Non-fibrous (other)85%

671-115

121400221-0026

Tan/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-116

121400221-0027

Black None Detected
Fibrous
Homogeneous

Cellulose80% Non-fibrous (other)20%

671-117

121400221-0028

White/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-118

121400221-0029

Black None Detected
Fibrous
Homogeneous

Glass20% Non-fibrous (other)80%

671-119

121400221-0030

Black/Silver
Fibrous
Heterogeneous

Chrysotile4%Cellulose5% Non-fibrous (other)91%

671-120

121400221-0031

White/Black None Detected
Fibrous
Heterogeneous

Glass10% Non-fibrous (other)90%

671-121

121400221-0032

Black None Detected
Fibrous
Homogeneous

Cellulose80% Non-fibrous (other)20%

4Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-122

121400221-0033

Gray/Black
Fibrous
Heterogeneous

Chrysotile4%Non-fibrous (other)96%

671-123

121400221-0034

Not Submitted

671-124

121400221-0035

Various
Fibrous
Heterogeneous

Chrysotile10%Non-fibrous (other)90%

671-125

121400221-0036

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-126

121400221-0037

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-127

121400221-0038

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-128

121400221-0039

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-129

121400221-0040

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

5Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)

E-135



EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-130

121400221-0041

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-131

121400221-0042

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-132

121400221-0043

Beige None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-133

121400221-0044

Beige None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-134-White
Texture
121400221-0045

White None Detected
Non-Fibrous

Homogeneous

Non-fibrous (other)100%

671-134-Beige
Texture
121400221-0045A

Beige None Detected
Non-Fibrous

Homogeneous

Non-fibrous (other)100%

671-135

121400221-0046

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-136

121400221-0047

Gray/White None Detected
Fibrous
Heterogeneous

Cellulose60%
Min. Wool20%

Perlite10%
Non-fibrous (other)10%

6Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-137

121400221-0048

Brown
Non-Fibrous
Homogeneous

Chrysotile2%Non-fibrous (other)98%

671-138-Texture

121400221-0049

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-138-Tape

121400221-0049A

Beige None Detected
Fibrous
Homogeneous

Cellulose99% Non-fibrous (other)1%

671-138-Joint
Compound
121400221-0049B

White None Detected
Non-Fibrous

Homogeneous

Non-fibrous (other)100%

671-139

121400221-0050

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-140

121400221-0051

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-141

121400221-0052

Gray/White None Detected
Fibrous
Heterogeneous

Cellulose75%
Min. Wool5%

Perlite10%
Non-fibrous (other)10%

671-142

121400221-0053

Brown None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

7Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)

E-137



EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-143

121400221-0054

White None Detected
Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

671-144

121400221-0055

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-145

121400221-0056

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-146

121400221-0057

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-147

121400221-0058

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-148

121400221-0059

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-149

121400221-0060

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-150

121400221-0061

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

8Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)

E-138



EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400221
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/17/14 9:45 AM

671 W. 17TH St.

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
1/16/2014Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-151

121400221-0062

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-152

121400221-0063

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-153

121400221-0064

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

9THIS IS THE LAST PAGE OF THE REPORT.Test Report PLM-7.28.9 Printed: 1/22/2014 9:22:48 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/22/2014 09:22:48

Cheryl Alvarado (25)
Carlos Rivadeneyra (38)

Lindsay Rye (2)

E-139
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400242
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/20/14 9:45 AM

671 W. 17TH

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-154

121400242-0001

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-155

121400242-0002

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-156

121400242-0003

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-157

121400242-0004

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-158

121400242-0005

Gray
Non-Fibrous
Homogeneous

Chrysotile2%Non-fibrous (other)98%

671-159

121400242-0006

Gray
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-160

121400242-0007

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-161

121400242-0008

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-162

121400242-0009

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

1Test Report PLM-7.28.9 Printed: 1/23/2014 9:19:17 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/23/2014 09:19:17

Carlos Rivadeneyra (17)
Lindsay Rye (19)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400242
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/20/14 9:45 AM

671 W. 17TH

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-163

121400242-0010

White
Non-Fibrous
Homogeneous

Chrysotile2%Non-fibrous (other)98%

671-164

121400242-0011

White
Non-Fibrous
Homogeneous

Chrysotile4%Non-fibrous (other)96%

671-165

121400242-0012

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-166

121400242-0013

Brown None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-167

121400242-0014

Tan/Pink None Detected
Fibrous
Heterogeneous

Cellulose20%
Glass2%

Non-fibrous (other)78%

671-168

121400242-0015

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-169

121400242-0016

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-170

121400242-0017

White
Non-Fibrous
Homogeneous

Chrysotile<1%Non-fibrous (other)100%

671-171

121400242-0018

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

2Test Report PLM-7.28.9 Printed: 1/23/2014 9:19:17 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/23/2014 09:19:17

Carlos Rivadeneyra (17)
Lindsay Rye (19)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400242
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/20/14 9:45 AM

671 W. 17TH

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
Polarized Light Microscopy

671-172

121400242-0019

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-173

121400242-0020

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-174

121400242-0021

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-175

121400242-0022

Tan/Black None Detected

Mastics are inseparable.

Non-Fibrous
Heterogeneous

Non-fibrous (other)100%

671-176

121400242-0023

White None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-177

121400242-0024

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

671-178

121400242-0025

Tan
Fibrous
Heterogeneous

Chrysotile5%Mica5%
Non-fibrous (other)90%

671-179

121400242-0026

Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

3Test Report PLM-7.28.9 Printed: 1/23/2014 9:19:17 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/23/2014 09:19:17

Carlos Rivadeneyra (17)
Lindsay Rye (19)
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EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400242
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/20/14 9:45 AM

671 W. 17TH

Fax:
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Gray None Detected
Non-Fibrous
Homogeneous

Non-fibrous (other)100%

4Test Report PLM-7.28.9 Printed: 1/23/2014 9:19:17 AM

Michelle Wilson, Laboratory Manager
or other approved signatory

Analyst(s)

EMSL maintains liability limited to cost of analysis. This report relates only to the samples reported and may not be reproduced, except in full, without written approval by EMSL. EMSL bears no
responsibility for sample collection activities or analytical method limitations. Interpretation and use of test results are the responsibility of the client. This report must not be used by the client to claim
product certification, approval, or endorsement by NVLAP, NIST or any agency of the federal government.   Non-friable organically bound materials present a problem matrix and therefore EMSL
recommends gravimetric reduction prior to analysis. Samples received in good condition unless otherwise noted. Estimated accuracy, precision and uncertainty data available upon request. Unless
requested by the client, building materials manufactured with multiple layers (i.e. linoleum, wallboard, etc.) are reported as a single sample. Reporting limit is 1%
Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ NVLAP Lab Code 200811-0, AZ0937

Initial report from 01/23/2014 09:19:17

Carlos Rivadeneyra (17)
Lindsay Rye (19)

E-144



EMSL Analytical, Inc.
3356 West Catalina Drive, Phoenix, AZ 85017
Phone/Fax: (602) 276-4344 / (602) 276-4053
http://www.EMSL.com phoenixlab@emsl.com

121400242
CustomerID: 32MASE50
CustomerPO:
ProjectID:

EMSL Order:

Attn: Stephen Masek
Masek Consulting Services, Inc.
23478 Sandstone

Mission Viejo, CA 92692

Received: 01/20/14 9:45 AM

671 W. 17TH

Fax:
Phone: (949) 581-8503

Project:

1/22/2014Analysis Date:
Collected:

Sample Description Appearance % Type

AsbestosNon-Asbestos

%     Fibrous % Non-Fibrous

Test Report: Asbestos Analysis of Bulk Materials via EPA 600/R-93/116 Method using
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Homogeneous
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MATRIX
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RANGE TYPE AVG Notes

Test Report: Asbestos Analysis of Bulk Materials via Transmission Electron
Microscopy. Chatfield Method (rev 2)

Attn: Stephen Masek
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23478 Sandstone

Mission Viejo, CA 92692

Received: 01/20/14 9:45 AM

671 W. 17TH
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Project:

1/25/2014Analysis Date:
Collected:

EMSL Analytical, Inc.
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Samples analyzed by EMSL Analytical, Inc. Phoenix, AZ

Ted Young (1)

Initial report from 01/25/2014 09:51:24
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SECTION 1: INTRODUCTION 
 

1.1 General 
 
 
TR 17800 is located in the City of Costa Mesa in Orange County, California. The 
property represents approximately 9.0 acres of existing industrial land. The ground 
surface in this area generally drains to the West with some flow exiting the South side. 
The proposed development consists of 177 town homes, with associated streets. This 
development is more specifically located at the Southeast corner of the Pomona Avenue 
and 17th Street intersection. 
 
 
The primary objectives of this report are as follows: 
 

1. Perform ultimate condition hydrologic analysis considering ultimate condition land 
uses for TR 17800. A computer hydrologic model will be developed based on 
drainage patterns, ground slope, ultimate condition land use, and soil type, using 
the methodology from the Orange County Hydrology Manual. 

 

 
Figure 1 – Vicinity Map 
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SECTION 2: DESIGN CRITERIA 
 

2.1 Hydrology Criteria 
 
This study has been prepared in conformance with the hydrological procedures and 
standards set forth in the Orange County Hydrology Manual, dated 1986 (including 1996 
addendum). 
 
Existing condition drainage area delineation was performed utilizing the aerial 
topography for the project site. Proposed condition drainage areas were developed 
using proposed street elevations and grades, pad elevations and storm drain layout. 
 
Due to the size of the watershed (less than 640 acres), only rational method was used to 
calculate the peak runoff at each concentration point. A 25-year frequency storm event 
was used to determine the peak flow for storm drain sizing. The streets will be designed 
such that the 100-year frequency will be conveyed in the proposed street right of way. 
Point precipitation values for the 25-year 1-hour and 100-year 1-hour, used in the 
rational method analysis, were per the NOAA Atlas 14, Volume 6, Version 2. 
 
The antecedent moisture condition (AMC) used was AMC II for the 25-year and AMC III 
for the 100-year analysis. TR 17800 land use for the ultimate condition was utilized for 
the entire tributary area.
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SECTION 3: HYDROLOGY 
 
Stormwater runoff is a function of watershed characteristics, precipitation, infiltration, and 
routing processes. Each of these topics is discussed briefly in the following paragraphs. 
TR 17800 drainage study follows methods and procedures found in the Orange County 
Hydrology Manual. 
  

3.1 Watershed Description and Drainage Patterns 
 
The ground surface in this area generally slopes from east to west. TR 17800 is tributary 
to the Storm Drain located in Pomona Avenue. This study only covers the tributary area 
that is represented by TR 17800. 
 

3.2 Land Use Development 
 
TR 17800 consists of a heavy industrial area with buildings and parking lots. The specific 
existing land use is general industrial according to City of Costa Mesa Zoning Map. The 
ultimate condition hydrology was performed utilizing the proposed land uses associated 
with TR 17800 which was approximately 19.67 dwelling units per acre. 
 
 

3.3 Precipitation 
 
The precipitation analysis for the study area was based upon the NOAA Atlas 14 volume 
6, version 2 at latitude 33.6355°, and longitude -117.9268 ° (see Appendix E, Reference 
Materials). The 1-hour precipitation depths for TR 17800 are 1.06 inches and 1.46 
inches for 25-year and 100-year storm events, respectively. 
 
 

3.4 Infiltration and Soils 
 
The most significant factor affecting infiltration is the nature of the soil on the watershed. 
Accordingly, the U.S. Department of Agriculture Soil Conservation Service (now the 
Natural Resource Conservation Service) classifies soils according to their infiltration 
capacity. Soils in the study area are classified as SCS Soil Type D according to the 
Natural Resource Conservation Service Web Soil Survey (see Appendix E, Reference 
Materials). 
 
Soils in Group D have a slow infiltration rate when thoroughly wet. These consist mainly 
of “clays with a high shrink-swell potential, soils that have a high water table, soils that 
have a claypan or clay layer at or near the surface, and soils that are shallow over nearly 
impervious material”. These soils have a very slow rate of water transmission. 
 
Other important factors in soil infiltration are the antecedent moisture condition (AMC) 
and land use/soil cover. Following the methodology outlined in the Orange County 
Hydrology manual, an AMC II (moderate runoff potential) was assumed for events with a 
25-year return period and AMC III (highest runoff potential) for events with a 100-year 
return period. 
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3.5 Watershed Model Development 
 
TR 17800 drainage study was completed using the Advance Engineering Software 
(AES) HydroWIN v. 2013 Rational Method Analysis computer program. The computer 
program uses Orange County methodology to perform the hydrologic analysis of a 
network of watershed basins.  
 

3.6 Design Hydrology 
 
The 25-year and 100-year storm events were calculated for the entire watershed for the 
ultimate condition. Other smaller storm return period analysis may be used during local 
drainage design stage for catch basin sizing and lateral size determination.
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3.6.1 Design Discharges 
 
The results, based on the Orange County Hydrology Manual guidelines and the 
computer models developed using the AES software, are summarized in Tables 1 and 2, 
for existing and proposed respectively. The node points are illustrated on the hydrology 
maps found in Appendix C & D. 
 

Table 1 - EXISTING CONDITION HYDROLOGY SUMMARY 

Subarea Node 

Total 

Area 

(acres) 

25 YR EVENT 100 YR EVENT 

Tc (min) Q25 (cfs) Tc (min) Q100 (cfs) 

A 
1.6 5.69 13.42 7.35 12.94 10.24 

5.0 8.24 12.95 10.62 12.54 14.79 

  

B 3.4 0.76 9.10 1.04 8.89 1.45 

Table 2 - PROPOSED CONDITION HYDROLOGY SUMMARY 

Subarea Node 

Total 

Area 

(acres) 

25 YR EVENT 100 YR EVENT 

Tc (min) Q25 (cfs) Tc (min) Q100 (cfs) 

A 

6 3.92 13.02 4.84 12.75 6.78 

7 5.32 13.40 6.61 13.10 9.25 

8 7.76 10.49 10.11 10.27 14.13 

9 8.09 10.63 10.11 10.40 14.13 

  

B 42 0.79 10.85 1.03 10.68 1.44 

C 51 0.12 5.00 0.19 5.00 0.26 

 

PRE-PROJECT COMPARISON 

 
TRIBUTARY AREA 

(AC) 
Q25 (cfs) Tc (min) Q100 (cfs) Tc (min) 

OUTLET 1 8.24 10.62 12.95 14.79 12.54 

OUTLET 2 0.76 1.04 9.10 1.45 8.89 

      

POST-PROJECT COMPARISON 

 
TRIBUTARY AREA 

(AC) 
Q25 (cfs) Tc (min) Q100 (cfs) Tc (min) 

OUTLET 1 8.21 * 10.30 10.63 14.39 10.40 

OUTLET 2 0.79 1.03 10.85 1.44 10.68 

 
*Note: Outlet 1 on the post-project comparison has a tributary area of Subarea A & C 
based on the confluence of these flows that would happen offsite at some point.
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Appendix C: 
 
 
 
 

Existing Hydrology Map 
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Appendix D: 
 
 
 
 

Proposed Hydrology Map 
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Appendix E: 
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• NOAA Atlas 14 Point Precipitation 
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NOAA Atlas 14, Volume 6, Version 2 
Location name: Costa Mesa, California, US* 

Latitude: 33.6355°, Longitude: 117.9268° 
Elevation: 84 ft* 
* source: Google Maps

POINT PRECIPITATION FREQUENCY ESTIMATES

Sanja Perica, Sarah Dietz, Sarah Heim, Lillian Hiner, Kazungu Maitaria, Deborah Martin, Sandra 
Pavlovic, Ishani Roy, Carl Trypaluk, Dale Unruh, Fenglin Yan, Michael Yekta, Tan Zhao, Geoffrey 

Bonnin, Daniel Brewer, LiChuan Chen, Tye Parzybok, John Yarchoan

NOAA, National Weather Service, Silver Spring, Maryland

PF_tabular | PF_graphical | Maps_&_aerials

PF tabular
PDSbased point precipitation frequency estimates with 90% confidence intervals (in inches)1

Duration
Average recurrence interval (years)

1 2 5 10 25 50 100 200 500 1000

5min 0.113
(0.095-0.136)

0.153
(0.128-0.184)

0.208
(0.174-0.251)

0.256
(0.213-0.313)

0.327
(0.262-0.414)

0.386
(0.302-0.499)

0.450
(0.343-0.597)

0.520
(0.384-0.711)

0.622
(0.440-0.890)

0.708
(0.483-1.05)

10min 0.162
(0.136-0.195)

0.219
(0.183-0.263)

0.298
(0.249-0.360)

0.368
(0.305-0.448)

0.469
(0.375-0.593)

0.553
(0.433-0.715)

0.645
(0.491-0.855)

0.745
(0.551-1.02)

0.892
(0.631-1.28)

1.02
(0.692-1.51)

15min 0.196
(0.165-0.236)

0.264
(0.222-0.319)

0.361
(0.302-0.436)

0.445
(0.369-0.542)

0.567
(0.454-0.717)

0.669
(0.523-0.865)

0.780
(0.594-1.03)

0.901
(0.666-1.23)

1.08
(0.763-1.54)

1.23
(0.836-1.82)

30min 0.274
(0.230-0.329)

0.369
(0.310-0.444)

0.503
(0.421-0.608)

0.620
(0.514-0.756)

0.792
(0.633-1.00)

0.934
(0.730-1.21)

1.09
(0.829-1.44)

1.26
(0.929-1.72)

1.51
(1.06-2.15)

1.71
(1.17-2.54)

60min 0.367
(0.308-0.441)

0.494
(0.415-0.595)

0.674
(0.564-0.814)

0.831
(0.689-1.01)

1.06
(0.848-1.34)

1.25
(0.978-1.62)

1.46
(1.11-1.93)

1.68
(1.24-2.30)

2.02
(1.43-2.88)

2.30
(1.56-3.40)

2hr 0.517
(0.434-0.622)

0.696
(0.583-0.838)

0.951
(0.795-1.15)

1.18
(0.974-1.43)

1.51
(1.21-1.91)

1.79
(1.40-2.31)

2.10
(1.60-2.78)

2.44
(1.80-3.34)

2.95
(2.09-4.22)

3.38
(2.31-5.02)

3hr 0.635
(0.533-0.763)

0.852
(0.715-1.03)

1.16
(0.973-1.41)

1.44
(1.19-1.75)

1.85
(1.48-2.34)

2.20
(1.72-2.84)

2.58
(1.96-3.42)

3.01
(2.22-4.11)

3.64
(2.57-5.21)

4.19
(2.85-6.21)

6hr 0.879
(0.738-1.06)

1.17
(0.985-1.41)

1.60
(1.33-1.93)

1.97
(1.63-2.40)

2.52
(2.02-3.18)

2.99
(2.33-3.86)

3.50
(2.66-4.64)

4.07
(3.01-5.56)

4.92
(3.47-7.02)

5.64
(3.84-8.36)

12hr 1.16
(0.974-1.40)

1.54
(1.29-1.86)

2.08
(1.74-2.51)

2.55
(2.11-3.10)

3.23
(2.58-4.08)

3.80
(2.97-4.91)

4.41
(3.36-5.85)

5.08
(3.76-6.95)

6.07
(4.29-8.68)

6.90
(4.70-10.2)

24hr 1.53
(1.35-1.77)

2.03
(1.79-2.34)

2.72
(2.39-3.15)

3.31
(2.89-3.87)

4.18
(3.53-5.04)

4.88
(4.05-6.01)

5.64
(4.57-7.11)

6.47
(5.10-8.38)

7.66
(5.80-10.3)

8.65
(6.33-12.1)

2day 1.90
(1.68-2.19)

2.52
(2.22-2.91)

3.38
(2.98-3.92)

4.14
(3.61-4.83)

5.23
(4.43-6.31)

6.14
(5.09-7.56)

7.12
(5.76-8.97)

8.18
(6.45-10.6)

9.74
(7.37-13.1)

11.0
(8.08-15.4)

3day 2.12
(1.88-2.45)

2.82
(2.49-3.26)

3.80
(3.35-4.41)

4.66
(4.07-5.44)

5.91
(5.00-7.14)

6.96
(5.77-8.56)

8.09
(6.55-10.2)

9.33
(7.35-12.1)

11.2
(8.45-15.0)

12.7
(9.30-17.7)

4day 2.31
(2.04-2.67)

3.07
(2.71-3.55)

4.14
(3.65-4.80)

5.08
(4.44-5.94)

6.46
(5.46-7.79)

7.60
(6.30-9.36)

8.84
(7.16-11.1)

10.2
(8.04-13.2)

12.2
(9.25-16.5)

13.9
(10.2-19.4)

7day 2.62
(2.32-3.03)

3.49
(3.08-4.03)

4.70
(4.14-5.45)

5.76
(5.03-6.73)

7.29
(6.17-8.80)

8.56
(7.10-10.5)

9.93
(8.04-12.5)

11.4
(9.01-14.8)

13.6
(10.3-18.4)

15.4
(11.3-21.5)

10day 2.82
(2.49-3.25)

3.75
(3.31-4.33)

5.06
(4.45-5.86)

6.19
(5.40-7.23)

7.83
(6.62-9.44)

9.17
(7.60-11.3)

10.6
(8.60-13.4)

12.2
(9.61-15.8)

14.5
(11.0-19.5)

16.4
(12.0-22.8)

20day 3.34
(2.95-3.85)

4.49
(3.96-5.19)

6.10
(5.37-7.07)

7.48
(6.53-8.74)

9.47
(8.01-11.4)

11.1
(9.19-13.7)

12.8
(10.4-16.2)

14.7
(11.6-19.0)

17.4
(13.1-23.4)

19.6
(14.3-27.3)

30day 3.91
(3.45-4.52)

5.29
(4.67-6.12)

7.21
(6.35-8.36)

8.86
(7.73-10.3)

11.2
(9.49-13.5)

13.1
(10.9-16.2)

15.2
(12.3-19.1)

17.4
(13.7-22.5)

20.5
(15.5-27.6)

23.1
(16.9-32.1)

45day 4.60
(4.07-5.31)

6.24
(5.51-7.22)

8.51
(7.49-9.86)

10.4
(9.12-12.2)

13.2
(11.2-16.0)

15.5
(12.8-19.1)

17.9
(14.5-22.5)

20.4
(16.1-26.4)

24.0
(18.2-32.4)

27.0
(19.8-37.6)

60day 5.32
(4.70-6.15)

7.20
(6.35-8.32)

9.79
(8.61-11.3)

12.0
(10.5-14.0)

15.2
(12.8-18.3)

17.7
(14.7-21.8)

20.4
(16.5-25.7)

23.3
(18.4-30.2)

27.4
(20.7-36.9)

30.7
(22.5-42.8)

1 Precipitation frequency (PF) estimates in this table are based on frequency analysis of partial duration series (PDS).
Numbers in parenthesis are PF estimates at lower and upper bounds of the 90% confidence interval. The probability that precipitation frequency estimates (for a 
given duration and average recurrence interval) will be greater than the upper bound (or less than the lower bound) is 5%. Estimates at upper bounds are not 
checked against probable maximum precipitation (PMP) estimates and may be higher than currently valid PMP values.
Please refer to NOAA Atlas 14 document for more information.

Back to Top

PF graphical

Page 1 of 3Precipitation Frequency Data Server

7/28/2014http://hdsc.nws.noaa.gov/hdsc/pfds/pfds_printpage.html?lat=33.6355&lon=117.9268&data=depth&units=english&series...
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Maps & aerials

Small scale terrain

Large scale terrain

Map data ©2014 Google, INEGIReport a map error50 km 
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Large scale map

Large scale aerial

Back to Top

US Department of Commerce
National Oceanic and Atmospheric Administration

National Weather Service
Office of Hydrologic Development

1325 East West Highway
Silver Spring, MD 20910

Questions?: HDSC.Questions@noaa.gov

Disclaimer

Map data ©2014 GoogleReport a map error2 km 

Map data ©2014 GoogleReport a map error2 km 

Imagery ©2014 TerraMetricsReport a map error2 km 
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Water Quality Management Plan (WQMP) 
INSERT Project Name 
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North OC Priority WQMP Template August 17 2011  Page ii 
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I hereby certify that this Water Quality Management Plan is in compliance with, and meets the 
requirements set forth in, Order No. R8-2009-0030/NPDES No. CAS618030, as amended by 
Order No. R8-2010-0062, of the Santa Ana Regional Water Quality Control Board. 

Preparer 
Signature 

      Date       
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Stamp  
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Priority Project Water Quality Management Plan (WQMP) 

WESTSIDE GATEWAY 
  

 

 Section I 
North OC Priority WQMP Template August 17 2011  Page 1 
 

Section I Permit(s) and Water Quality Conditions of Approval or 
 Issuance 
 

Project Infomation 

Permit/Application No. 

(If applicable) 
      

Grading or Building 
Permit No.  
(If applicable) 

      

Address of Project Site (or 

Tract Map and Lot 

Number if no address) 

and APN 

671 17th Street, Costa Mesa, CA 

 

Water Quality Conditions of Approval or Issuance 

Water Quality 

Conditions of Approval 

or Issuance applied to 

this project.    

(Please list verbatim.) 

N/A 

 

Conceptual WQMP 

Was a Conceptual Water 

Quality Management Plan 

previously approved for 

this project? 

No, this is the Conceptual WQMP 

 

Watershed-Based Plan Conditions 

Provide applicable 

conditions from watershed - 

based plans including 

WIHMPs and TMDLS. 

WIHMP: N/A 

TMDLS: Sediment, Nutrients, Pesticides, Indicator Bacteria, Copper 
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Priority Project Water Quality Management Plan (WQMP) 

WESTSIDE GATEWAY 

  

 

 Section II 

North OC Priority WQMP Template August 17 2011  Page 2 

Section II Project Description 

II.1 Project Description 

(*Note: Post-Project conditions do not include 0.08 AC that is identified as R/W dedicated to the 

City.) 

 

Description of Proposed Project  

Development Category 

(From Model WQMP, 
Table 7.11-2; or -3): 

Category 8 (Redevelopment project, where addition or replacement of 

5,000 or more square feet of impervious surface on an already developed 
site.) 

Project Area (ac): 9.00 (*see 
note above) 

Number of Dwelling Units:  177 SIC Code:  __________ 

Project Area 

Pervious Impervious 

Area  

(acres or sq ft) 
Percentage 

Area 

(acres or sq ft) 
Percentage 

Pre-Project Conditions 0.51 5.7% 8.49 94.3% 

Post-Project Conditions 1.59 17.9% 7.33 82.1% 

Drainage 

Patterns/Connections 

The ground surface in this area generally slopes from east to west. 

Westside Gateway is tributary to the Storm Drain located in Pomona 

Avenue. 
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Priority Project Water Quality Management Plan (WQMP) 

WESTSIDE GATEWAY 
  

 

 Section II 
North OC Priority WQMP Template August 17 2011  Page 3 

Narrative Project 
Description: 

(Use as much space as 

necessary.) 

 

The Westside Gateway community is located in the City of Costa Mesa in North 

Orange County, California. The property represents approximately nine acres of 

existing industrial buildings as well as parking lots. The proposed redevelopment 

consists of mostly live-work units and lofts. Existing and proposed site maps can 

be found in Appendix B. The ground surface in this area generally slopes from 

the northeast to the southwest, with the topography ranging from about 95 feet 

to 80 feet. Low Impact Development (LID) BMPs will be designed for each 

drainage area to treat the full DCV of the 24 hour 85
th

 percentile storm event. 

LID BMPs include: four bioretention with underdrains, a single Katchall SQ basin 

(Tree well catch Basin) and six Modular Wetland Systems (MWS), which are 

propriety biotreatement BMPs with vegetation. Hydrologic conditions of concern 

(HCOC) are not present on this lot because it is not in the susceptible region and 

has stable storm drains to the ocean. Receiving water bodies include the Lower 

Newport Bay and Pacific Ocean. 
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Priority Project Water Quality Management Plan (WQMP) 

WESTSIDE GATEWAY 
  

 

 Section II 
North OC Priority WQMP Template August 17 2011  Page 4 

 

II.2 Potential Stormwater Pollutants 

Determine and list expected stormwater pollutants based on land uses and site activities.  

Pollutants of Concern 

Pollutant 

Check One for 

each: 

E=Expected to 

be of concern  

N=Not Expected 

to be of concern 

Additional Information and Comments 

Suspended-Solid/ Sediment E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 

Nutrients E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 

Heavy Metals E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 

Pathogens (Bacteria/Virus) E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 

Pesticides E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 

Oil and Grease E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 

Toxic Organic Compounds E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 

Trash and Debris E  N  

The project site will implement on-site LID 

BMPs in order to treat expected pollutants of 

concern. 
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Priority Project Water Quality Management Plan (WQMP) 

WESTSIDE GATEWAY 
  

 

 Section II 
North OC Priority WQMP Template August 17 2011  Page 5 

II.3 Hydrologic Conditions of Concern 

Determine if streams located downstream from the project area are potentially susceptible to 

hydromodification impacts. Refer to Section 2.2.3.1 in the Technical Guidance Document (TGD) for 

North Orange County or Section 2.2.3.2 for South Orange County. 

 

 No – Show map (See base map of drainage facilities in Orange County in Appendix E) 

 

 Yes – Describe applicable hydrologic conditions of concern below. Refer to Section 2.2.3 in the 

Technical Guidance Document (TGD). 
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Priority Project Water Quality Management Plan (WQMP) 

WESTSIDE GATEWAY 
  

 

 Section II 
North OC Priority WQMP Template August 17 2011  Page 6 

II.4 Post Development Drainage Characteristics 
Describe post development drainage characteristics. Refer to Section 2.2.4 in the Technical Guidance 

Document (TGD). 

 

Post developed drainage has ten drainage areas with two outlets. Nine of the ten drainage areas are tributary to 

the outlet (outlet 1) to the west. Drainage area six is the only area tributary to the outlet (outlet 2) on the south 

east corner of the project boundary. All surface flow north of outlet 1 drains in a south western manner. 

Drainage area 1 conveys flow from the south of outlet 1. All concentrated surface flow is stabilized by v-ditch 

gutters and all roof drains are either outletting into the v-ditch gutter or into an under drain system that ties 

into the MWS (Modular Wetland System). Drainage areas 7, 8, 9, and 10 are all tributary to bioretention BMPs 

with underdrains. Drainage area 11 is tributary to a Katchall WQ basin (tree well catch basin). The rest of the 

drainage areas are tributary to MWS. Once flows pass by the MWS, the flow is then routed to an existing storm 

drain system which outlets to lower Newport Bay. From lower Newport Bay, the flow discharges to the Pacific 

Ocean. For a map that depicts this relationship, refer to Appendix E. 

II.5 Property Ownership/Management 

Describe property ownership/management. Refer to Section 2.2.5 in the Technical Guidance Document 

(TGD). 

 

After construction, a home owner’s association will be created and be responsible for property management 

including all post construction BMPs, maintenance, inspections and anything else pertaining to the upkeep of 

the property. Internal storm drain systems will be privately maintained and managed by the HOA, while the 

domestic water and sewer lines will be dedicated to the City as public utilities. 
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Section III Site Description 

III.1 Physical Setting 

Fill out table with relevant information. Refer to Section 2.3.1 in the Technical Guidance Document 

(TGD). 

 

Name of Planned 

Community/Planning 

Area (if applicable) 

Westside Gateway 

Location/Address 

671 W 17th Street 

Costa Mesa, CA. 92627 

General Plan Land Use 

Designation 
General Industrial 

Zoning MG 

Acreage of Project  Site 9.00  

Predominant Soil Type D 
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III.2 Site Characteristics 

Fill out table with relevant information and include information regarding BMP sizing, suitability, 

and feasibility, as applicable. Refer to Section 2.3.2 in the Technical Guidance Document (TGD). 

 

Site Characteristics 

Precipitation Zone 0.7 

Topography 

The topography of the proposed development site is similar to the 

existing topography and will mimic all runoff characteristics. The 

topographic high in elevation is 95 feet and the low is 80 feet. Most of 

the slopes range from 0.5% to 2%, however there are steeper slopes at 

3% and 4% near the entrance of the west and north, respectively. 

Existing impervious areas are slightly larger than the proposed 

impervious area giving the site a smaller DCV.  

Drainage 

Patterns/Connections 

The ground surface in this area generally slopes from east to west. 

Westside Gateway is tributary to the Storm Drain located in Pomona 

Avenue. 

Soil Type, Geology, and 

Infiltration Properties 

Infiltration BMPs were not considered as the soil type is mostly made 

up of type D and is clayey material.  

Hydrogeologic 

(Groundwater) 

Conditions 

Groundwater is not relevant to the project site because infiltration will not be 

used.  

Geotechnical Conditions 

(relevant to infiltration) 
Soil type D; Clayey material with very low infiltration rates 

Off-Site Drainage Off-site drainage is tributary to the Lower Newport Bay and Pacific Ocean. 

Utility and Infrastructure 

Information 

The proposed development consists of 177 town homes, with associated 

streets. This development is more specifically located at the Southeast corner 

of the Pomona Avenue and 17th Street intersection. Utility and infrastructure 

is depicted in the BMP exhibit provided in Appendix B. 
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III.3 Watershed Description 

Fill out table with relevant information and include information regarding BMP sizing, suitability, 

and feasibility, as applicable. Refer to Section 2.3.3 in the Technical Guidance Document (TGD). 

Receiving Waters Lower Newport Bay and Pacific Ocean 

303(d) Listed Impairments 
Lower Newport Bay:  Chlordane, Copper, DDT, Indicator Bacteria, Nurtients, 

PCBs, Pesticides and Sediment Toxicity. 

Applicable TMDLs 
Lower Newport Bay TMDLs: Sediment, Nutrients, Pesticides, Indicator 

Bacteria, Copper 

Pollutants of Concern for 

the Project 

Suspended-Solid/Sediment, Nutrients, Heavy Metals, Pathogens 

(Bacteria/Virus), Pesticides, and Toxic Organic Compounds 

Environmentally Sensitive 

and Special Biological 

Significant Areas 

The Newport Bay, Lower is classified as an Environmentally 

Sensitive and Special Biological Significant Area. 
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Section IV Best Management Practices (BMPs) 

IV. 1 Project Performance Criteria 

Describe project performance criteria. Several steps must be followed in order to determine what 
performance criteria will apply to a project. These steps include: 

 If the project has an approved WIHMP or equivalent, then any watershed specific criteria 
must be used and the project can evaluate participation in the approved regional or sub-
regional opportunities.  (Please ask your assigned planner or plan checker regarding 
whether your project is part of an approved WIHMP or equivalent.) 

 Determine applicable hydromodification control performance criteria. Refer to Section 7.II-
2.4.2.2 of the Model WQMP. 

 Determine applicable LID performance criteria. Refer to Section 7.II-2.4.3 of the Model WQMP. 

 Determine applicable treatment control BMP performance criteria. Refer to Section 7.II-3.2.2 of 
the Model WQMP. 

 Calculate the LID design storm capture volume for the project. Refer to Section 7.II-2.4.3 of the 
Model WQMP. 

 
 

(NOC Permit Area only) Is there an approved WIHMP or equivalent 
for the project area that includes more stringent LID feasibility 
criteria or if there are opportunities identified for implementing LID 
on regional or sub-regional basis? 

YES  NO  

If yes, describe WIHMP 
feasibility criteria or 
regional/sub-regional LID 
opportunities. 
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Project Performance Criteria 

If HCOC exists, 

list applicable 

hydromodification 

control 

performance 

criteria (Section 

7.II-2.4.2.2 in 

MWQMP) 

N/A 

List applicable LID 

performance 

criteria (Section 

7.II-2.4.3 from 

MWQMP) 

The priority project uses biotreatment systems on site because infiltration, harvest and 

use, and evapotranspiration cannot be feasibly implemented for the full DCV. Four 

bioretention BMPs with underdrains and a single Katchall WQ basin are implemented 

to take care of the majority of the DCV. Six Modular Wetland Systems volume based 

biotreatment devices are able to treat the rest of the DCV. 

List applicable 

treatment control 

BMP performance 

criteria (Section 

7.II-3.2.2 from 

MWQMP)  

BMP performance criteria  as specified in Section 7.II-3.2.2 of the Model 

WQMP requires treatment control BMPs to be provided on-site or offsite 

prior to discharge to waters of the US if it is not feasible to meet LID 

performance criteria. 

 In order to treat the runoff, bio-filtration BMPs will be installed within a 

landscaped area adjacent to the drive aisle. 

Calculate LID 

design storm 

capture volume 

for Project. 

DCV = C x d x A x 43560 sf/ac x 1/12 in/ft 

Post DCV = 0.846x0.7x8.92x43560/12 = 19,175 cf 

(Note: the AREA used was 8.92 AC instead of the 9.00 AC of the whole 

development due to the 0.08AC right of way dedication to the City at the 

north end of the project which drains away from the proposed outlets of the 

project site.) 
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IV.2. Site Design and Drainage  

 

Infiltration BMPs will not be used on-site due to the poor infiltration rate (given from 3 soils tests that resulted 

in less than 0.5in/hr) and soil type D. The soil infiltration test conducted by NorCal Engineering estimated an 

average rate of 0.2 in/hr. In addition, the existing site had soil contamination that required mitigation and a No 

Further Action required letter from the Regional Board. For these reasons, infiltration was deemed infeasible. 

Harvest and use is not feasible because there is little to no potential for irrigation. Applicable Hydrologic 

Source Controls (HSCs), such as downspout disconnects, will be considered and the project will demonstrate 

that the minimum site design practices for available open space have been met before evaluating biotreatment 

BMPs. However, HSCs are not capable of treating the entire DCV. Therefore, biotreatment has been used to 

treat the full DCV. Biotreatment BMPs include four bioretention BMPs with underdrains, a single Katchall WQ 

basin and six Modular Wetland Systems (MWS) BMPs. Surface flow will be concentrated into v-ditch gutters 

and either runoff into the bioretention BMP via curb cut or will runoff into the curb inlet/grate inlet that will 

lead to the MWS BMP. The bioretention underdrains will outlet into the main storm drain. All roof drains that 

will not convey into surface flow will directly discharge into the MWS in order to not mix with 

treated/untreated storm water. A table of DMA characteristics and LID BMPs can be seen in the conceptual 

BMP map. 
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IV.3 LID BMP Selection and Project Conformance Analysis 

Each sub-section below documents that the proposed design features conform to the applicable 

project performance criteria via check boxes, tables, calculations, narratives, and/or references to 

worksheets.  Refer to Section 2.4.2.3 in the Technical Guidance Document (TGD) for  selecting LID BMPs 

and Section 2.4.3 in the Technical Guidance Document (TGD) for conducting conformance analysis with 

project performance criteria. 

 

IV.3.1 Hydrologic Source Controls (HSCs) 

If required HSCs are included, fill out applicable check box forms.  If the retention criteria are 

otherwise met with other LID BMPs, include a statement indicating HSCs not required. 

Name Included? 

Localized on-lot infiltration  

Impervious area dispersion (e.g. roof top 
disconnection) 

 

Street trees (canopy interception)  

Residential rain barrels (not actively managed)  

Green roofs/Brown roofs  

Blue roofs  

Impervious area reduction (e.g. permeable 

pavers, site design) 
 

Other:         

 

HSCs are not required as the full DCV is met by LID BMPs. 
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IV.3.2 Infiltration BMPs 

Identify infiltration BMPs to be used in project.  If design volume cannot be met, state why. 

 

Name Included? 

Bioretention without underdrains  

Rain gardens  

Porous landscaping  

Infiltration planters  

Retention swales  

Infiltration trenches  

Infiltration basins  

Drywells  

Subsurface infiltration galleries  

French drains  

Permeable asphalt  

Permeable concrete  

Permeable concrete pavers  

Other:         

Other:         

 

No infiltration BMPs will be implemented due to the poor infiltration rate and soil type D. 
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IV.3.3 Evapotranspiration, Rainwater Harvesting BMPs 

If the full Design Storm Capture Volume cannot be met with infiltration BMPs, describe any 

evapotranspiration and/or rainwater harvesting BMPs included.  

 

Name Included? 

All HSCs; See Section IV.3.1  

Surface-based infiltration BMPs  

Biotreatment BMPs  

Above-ground cisterns and basins  

Underground detention  

Other:         

Other:         

Other:         

Show calculations below to demonstrate if the LID Design Storm Capture Volume can be met with 

evapotranspiration and/or rainwater harvesting BMPs in combination with infiltration BMPs.  If 

not, document below how much can be met with either infiltration BMPs, evapotranspiration, 

rainwater harvesting BMPs, or a combination, and document why it is not feasible to meet the full 

volume with these BMP categories. 

 

No evapotranspiration and rainwater harvesting BMPs will be implemented because of the high impervious 

acreage and low vegetation potential. 
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IV.3.4 Biotreatment BMPs 

If the full Design Storm Capture Volume cannot be met with infiltration BMPs, and/or 

evapotranspiration and rainwater harvesting BMPs, describe biotreatment BMPs included. Include 

sections for selection, suitability, sizing, and infeasibility, as applicable. 

Name  Included? 

Bioretention with underdrains  

Stormwater planter boxes with underdrains  

Rain gardens with underdrains  

Constructed wetlands  

Vegetated swales  

Vegetated filter strips  

Proprietary vegetated biotreatment systems   

Wet extended detention basin  

Dry extended detention basins  

Other:         

Other:         

 

 

 

Calculations can be seen in Appendix C. 
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IV.3.5 Hydromodification Control BMPs 

Describe hydromodification control BMPs. See Section 5 of the Technical Guidance Document (TGD).  

Include sections for selection, suitability, sizing, and infeasibility, as applicable. Detail compliance 

with Prior Conditions of Approval (if applicable). Not Applicable 

Hydromodification Control BMPs 

BMP Name BMP Description 

            

            

            

            

            

            

            

            

            

IV.3.6 Regional/Sub-Regional LID BMPs  

Describe regional/sub-regional LID BMPs in which the project will participate. Refer to Section 7.II-

2.4.3.2 of the Model WQMP. Not Applicable 

Regional/Sub-Regional LID BMPs 
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IV.3.7 Treatment Control BMPs 

Treatment control BMPs can only be considered if the project conformance analysis indicates that it 

is not feasible to retain the full design capture volume with LID BMPs. Describe treatment control 

BMPs including sections for selection, sizing, and infeasibility, as applicable.  Not Applicable 

Treatment Control BMPs 

BMP Name BMP Description 

            

            

            

            

            

            

            

            

            

G-22



 

 Section IV 

North OC Priority WQMP Template August 17 2011  Page 19 

IV.3.8 Non-structural Source Control BMPs 

Fill out non-structural source control check box forms or provide a brief narrative explaining if non-

structural source controls were not used. 
 

Non-Structural Source Control BMPs 

Identifier Name 
Check One 

If not applicable, state brief reason 
Included Not Applicable 

N1 

Education for Property Owners, 
Tenants and Occupants 

  

Practical information materials will be 

provided to the first 

residents/occupants/tenants on general 

housekeeping practices that contribute 

to the protection of stormwater quality. 

N2 

Activity Restrictions 

  

Once HOA is formed, conditions, 

covenants and restrictions (CCRs) must 

be prepared by the developer for the 

purpose of surface water quality 

protection. 

N3 

Common Area Landscape 
Management 

  

Identify on-going landscape 

maintenance requirements that are 

consistent with those in the County 

Water Conservation Resolution (or city 

equivalent). 

N4 

BMP Maintenance 

  

Identify responsibility for 

implementation of each non-structural 

BMP and scheduled cleaning and/or 

maintenance of all structural BMP 

facilities. 

N5 

Title 22 CCR Compliance (How 
development will comply) 

  

Compliance with Title 22 of the 

California Code of Regulations (CCR) 

and relevant sections of the California 

Health & Safety Code regarding 

hazardous waste management is 

enforced by County Environmental 

Health on behalf of the State. 

N6 Local Industrial Permit 
Compliance 

  
Comply with Local Water Quality 

Ordinances. 

N7 
Spill Contingency Plan 

  
Hazardous material spills are not 

anticipated on-site. 

N8 Underground Storage Tank 
Compliance 

  
Underground storage tanks are not 

anticipated on-site. 

N9 
Hazardous Materials Disclosure 

   

G-23



 

 Section IV 

North OC Priority WQMP Template August 17 2011  Page 20 

Compliance 

N10 Uniform Fire Code 

Implementation 

  

Comply with Article 80 of the Uniform 

Fire Code enforced by the fire protection 

agency. 

N11 

Common Area Litter Control 

  

HOA required to implement trash 

management and litter control 

procedures. 

N12 
Employee Training 

  
Provide education for employees on 

stormwater quality management. 

N13 
Housekeeping of Loading 

Docks 
  

Loading docks are not anticipated on-

site. 

N14 
Common Area Catch Basin 

Inspection 
  

Inspect catch basins for sediment, trash, 

litter, and legibility of stencil. 

N15 
Street Sweeping Private Streets 

and Parking Lots 
  

Perform routine mechanical street 

sweeping and vacuuming. 

N16 
Retail Gasoline Outlets 

  
Gasoline outlets are not anticipated on-

site. 
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IV.3.9 Structural Source Control BMPs 

Fill out structural source control check box forms or provide a brief narrative explaining if 

structural source controls were not used. 

 

Structural Source Control BMPs 

Identifier Name 
Check One 

If not applicable, state brief reason 
Included Not Applicable 

S1 
Provide storm drain 
system stenciling and 
signage 

  

Storm drain stencils are highly visible source 

control messages, typically placed directly 

adjacent to storm drain inlets. The stencils 

contain a brief statement that prohibits the 

dumping of improper materials into the 

municipal storm drain system. Graphical icons, 

either illustrating anti-dumping symbols or 

images of receiving water fauna, are effective 

supplements to the antidumping message. 

Stencils and signs alert the public to the 

destination of pollutants discharged into 

stormwater. 

S2 

Design and construct 
outdoor material 
storage areas to reduce 
pollution introduction 

  
Outdoor material storage is not aniticipated on-

site. 

S3 

Design and construct 
trash and waste 
storage areas to reduce 
pollution introduction 

  

Design trash storage areas to reduce pollutant 

introduction. All trash container areas shall 

meet the following requirements (limited 

exclusion: detached residential homes): 1. 

Paved with an impervious surface, designed 

not to allow run-on from adjoining areas, 

designed to divert drainage from adjoining 

roofs and pavements diverted around the area, 

screened or walled to prevent off-site transport 

of trash; and 2. Provide solid roof or awning to 

prevent direct precipitation. Connection of 

trash area drains to the municipal storm drain 

system is prohibited. Potential conflicts with 

fire code and garbage hauling activities should 

be considered in implementing this source 

control. 

S4 

Use efficient irrigation 
systems & landscape 
design, water 
conservation, smart 
controllers, and source 
control 

  

Projects shall design the timing and application 

methods of irrigation water to minimize the 

runoff of excess irrigation water into the 

municipal storm drain system. (Limited 

exclusion: detached residential homes.) The 

following methods to reduce excessive 

irrigation runoff shall be considered, and 
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incorporated on common areas of development 

and other areas where determined applicable 

and feasible by the Permittee: 1. Employing 

rain shutoff devices to prevent irrigation after 

precipitation. 2. Designing irrigation systems to 

each landscape area‟ s specific water 

requirements. 3. Using flow reducers or shutoff 

valves triggered by a pressure drop to control 

water loss in the event of broken sprinkler 

heads or lines. 4. Implementing landscape plan 

consistent with County Water Conservation 

Resolution or city equivalent, which may 

include provision of water sensors, 

programmable irrigation times (for short 

cycles), etc. 5. The timing and application 

methods of irrigation water shall be designed to 

minimize the runoff of excess irrigation water 

into the municipal storm drain system. 6. 

Employing other comparable, equally effective, 

methods to reduce irrigation water runoff. 7. 

Group plants with similar water requirements 

in order to reduce excess irrigation runoff and 

promote surface filtration. Choose plants with 

low irrigation requirements (for example, 

native or drought tolerant species). Consider 

other design features, such as: Use mulches 

(such as wood chips or shredded wood 

products) in planter area without ground cover 

to minimize sediment in runoff, Install 

appropriate plant materials for the location, in 

accordance with amount of sunlight and 

climate, and use native plant material where 

possible and/or as recommended by the 

landscape architect, Leave a vegetative barrier 

along the property boundary and interior 

watercourses, to act as a pollutant filter, where 

appropriate and feasible, Choose plants that 

minimize or eliminate the use of fertilizer or 

pesticides to sustain growth. Irrigation 

practices shall comply with local and statewide 

ordinances related to irrigation efficiency. 

S5 
Protect slopes and 
channels and provide 
energy dissipation 

  Project will implement grading requirement. 

 

Incorporate 
requirements 
applicable to 
individual priority 
project categories 
(from SDRWQCB 
NPDES Permit) 
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S6 Dock areas   Covered dock areas are not anticipated on-site. 

S7 Maintenance bays   Maintenance bays are not anticipated on-site. 

S8 Vehicle wash areas   Vehicle wash areas are not anticipated on-site. 

S9 
Outdoor processing 
areas 

  
Outdoor processing areas are not anticipated 

on-site. 

S10 Equipment wash areas   Equipment areas are not anticipated on-site. 

S11 Fueling areas   Fueling areas are not anticipated on-site. 

S12 Hillside landscaping   Hillsides are not anticipated on-site. 

S13 
Wash water control for 
food preparation areas 

  
Food preparation areas are not anticipated on-

site. 

S14 
Community car wash 
racks 

  
Community car wash racks are not anticipated 

on-site. 

 

 

IV.4  Alternative Compliance Plan (If Applicable) 

Describe an alternative compliance plan (if applicable). Include alternative compliance obligations 

(i.e., gallons, pounds) and describe proposed alternative compliance measures. Refer to Section 7.II 

3.0 in the WQMP. Not Applicable 
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IV.4.1 Water Quality Credits 

Determine if water quality credits are applicable for the project. Refer to Section 3.1 of the Model 

WQMP for description of credits and Appendix VI of the Technical Guidance Document (TGD) for 

calculation methods for applying water quality credits. 

 

Description of Proposed Project 

Project Types that Qualify for Water Quality Credits (Select all that apply):   

Redevelopment 

projects that reduce the 

overall impervious 

footprint of the project 

site. 

Brownfield redevelopment, meaning 

redevelopment, expansion, or reuse of real 

property which may be complicated by the 

presence or potential presence of hazardous 

substances, pollutants or contaminants, and 

which have the potential to contribute to 

adverse ground or surface WQ if not 

redeveloped. 

 Higher density development projects which 

include two distinct categories (credits can only 

be taken  for one category): those with more 

than seven units per acre of development (lower 

credit allowance); vertical density 

developments, for example, those with a Floor 

to Area Ratio (FAR) of 2 or those having more 

than 18 units per acre (greater credit allowance). 

 Mixed use development, such as a 

combination of residential, commercial, 

industrial, office, institutional, or other land 

uses which incorporate design principles that 

can demonstrate environmental benefits that 

would not be realized through single use 

projects (e.g. reduced vehicle trip traffic with 

the potential to reduce sources of water or air 

pollution). (-20%) 

 Transit-oriented developments, such as a 

mixed use residential or commercial area 

designed to maximize access to public 

transportation; similar to above criterion, but 

where the development center is within one 

half mile of a mass transit center (e.g. bus, rail, 

light rail or commuter train station). Such 

projects would not be able to take credit for 

both categories, but may have greater credit 

assigned 

 Redevelopment projects 

in an established historic 

district, historic 

preservation area, or similar 

significant city area 

including core City Center 

areas (to be defined through 

mapping). 

Developments with 

dedication of 

undeveloped portions to 

parks, preservation 

areas and other pervious 

uses. 

 Developments 

in a city center 

area. 

 
Developments 

in historic 

districts or 

historic 

preservation 

areas. 

 Live-work 

developments, a variety of 

developments designed to 

support residential and 

vocational needs together – 

similar to criteria to mixed 

use development; would not 

be able to take credit for 

both categories. (-20%) 

In-fill projects, the 

conversion of empty lots 

and other underused spaces 

into more beneficially used 

spaces, such as residential 

or commercial areas. 

Calculation of 

Water Quality 
Credits 

(if applicable) 
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IV.4.2 Alternative Compliance Plan Information 

Describe an alternative compliance plan (if applicable). Include alternative compliance obligations 

(i.e., gallons, pounds) and describe proposed alternative compliance measures. Refer to Section 7.II 

3.0 in the Model WQMP. 

Not Applicable 
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Section V Inspection/Maintenance Responsibility for BMPs 

Fill out information in table below. Prepare and attach an Operation and Maintenance Plan.  

Identify the funding mechanism through which BMPs will be maintained. Inspection and 

maintenance records must be kept for a minimum of five years for inspection by the regulatory 

agencies. Refer to Section 7.II 4.0 in the Model WQMP. 

BMP Inspection/Maintenance 

BMP 
Reponsible 

Party(s) 

Inspection/ Maintenance 

Activities Required 

Minimum 

Frequency of 

Activities 

Modular 

Wetlands 

System 

(MWS) 

HOA 

Inspect system for debris and trash. Ensure 

that inlet is not blocked with sediment 

during rain events.  

Prior to rain events; as 

needed 

Bioretention 

with 

Underdrain 

HOA 

Inspection and repair of treatment area’s 
components. Check for standing water. 
Corrective measures such as removal and 
replacement of top soil layer, top 3 inches 
of engineered soil; or more as needed to 
ensure proper infiltration rate to achieve 
sufficient drawdown time are necessary to 
prevent creating mosquito and other 
vector habitat if drawdown time exceeds 
72 hours after a storm event. Replant 
eroded and bare areas prior to each rainy 
season. Replace vegetation as needed if 
dying or an invasive species takes over. 
Most BMP vegetation is anticipated to be 
native however vegetation surrounding 
visible areas to the public will include 
specific non-native species.  

Weekly and as needed, 
replant eroded and 
bare areas prior to each 
rainy season. Test draw 
down time once a year 
at a minimum. 

Storm Drain 

System 

Stenciling 

and Signage 

HOA 

All on-site storm drain inlets/catch basins 

will be labeled with “No Dumping – Drains 

to Ocean” or an equivalent message as 

directed by the City. Markers may be 

purchased from the City for a nominal fee. 

Replace labels as needed if label begins 

fading, becomes difficult to read, or 

dislodged. 

 

Bi-monthly 
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Mechanical Street 

Sweeping 
HOA 

Perform mechanical street sweeping for 

streets within the project. 
Bi-monthly 

Efficient Irrigation HOA 

Repair or replace any malfunctioning 

irrigation equipment as needed. Install 

shutoff devices and sensors to ensure 

conservation of water. Test monthly to 

ensure moisture sensors are working 

properly and over-spray is not occurring. 

Test entire system twice a year. 

Weekly visual 

inspection and repair 

as needed. Test system 

twice a year. 

Common Area 

Landscaping and 

Slopes 

HOA 

Check vegetation for bare spots and 

ensure proper watering. Ensure 

implementation of efficient irrigation 

techniques as discussed in the WQMP. 

Replace bare areas and broken sprinklers 

as needed. Remove trash, sediment, 

debris, and invasive plant species as 

needed. 

Weekly and increase 

frequency as needed 
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Section VI BMP Exhibit (Site Plan) 

 

VI.1 BMP Exhibit (Site Plan) 

The conceptual BMP exhibit can be found in Appendix B. 

VI.2 Submittal and Recordation of Water Quality Management Plan 

Following approval of the Final Project-Specific WQMP, three copies of the approved WQMP 

(including BMP Exhibit, Operations and Maintenance (O&M) Plan, and Appendices) shall be 

submitted.  In addition, these documents shall be submitted in a PDF format. 

Each approved WQMP (including BMP Exhibit, Operations and Maintenance (O&M) Plan, and 

Appendices) shall be recorded in the Orange County Clerk-Recorder’s Office, prior to close-out of 

grading and/or building permit.  Educational Materials are not required to be included. 
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Section VII Educational Materials 

Refer to the Orange County Stormwater Program (ocwatersheds.com) for a library of materials 

available.  Please only attach the educational materials specifically applicable to this project.  Other 

materials specific to the project may be included as well and must be attached. 

Education Materials 

Residential Material 

(http://www.ocwatersheds.com) 

Check If 

Applicable 

Business Material 

(http://www.ocwatersheds.com) 

Check If 

Applicable 

The Ocean Begins at Your Front Door  Tips for the Automotive Industry  

Tips for Car Wash Fund-raisers  Tips for Using Concrete and Mortar  

Tips for the Home Mechanic  Tips for the Food Service Industry  

Homeowners Guide for Sustainable 
Water Use 

 
Proper Maintenance Practices for Your 
Business 

 

Household Tips  

Other Material 
Check If 

Attached 
Proper Disposal of Household 
Hazardous Waste 

 

Recycle at Your Local Used Oil 

Collection Center (North County) 
        

Recycle at Your Local Used Oil 

Collection Center (Central County) 
        

Recycle at Your Local Used Oil 

Collection Center (South County) 
        

Tips for Maintaining a Septic Tank 

System 
        

Responsible Pest Control         

Sewer Spill         

Tips for the Home Improvement 

Projects 
        

Tips for Horse Care         

Tips for Landscaping and Gardening         

Tips for Pet Care         

Tips for Pool Maintenance         

Tips for Residential Pool, Landscape 

and Hardscape Drains 
        

Tips for Projects Using Paint         
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Clean beaches and 

healthy creeks, 

rivers, bays and 

ocean are important to Orange 

County.  However, if we are not 

careful, our daily activities can 

lead directly to water pollution 

problems.  Water that drains 

through your watershed can pick 

up pollutants which are then 

transported to our waterways and 

beautiful ocean. 

You can prevent water pollution 

by taking personal action and by 

working with members of your 

watershed community to prevent 

urban runoff from entering your 

waterway.

For more information,
please call the 

Orange County Stormwater Program 
at 1.877.89.SPILL 

or visit 
www.ocwatersheds.com

To report a spill, 
call the 

Orange County 24-Hour 
Water Pollution Problem

Reporting Hotline 
at 1.877.89.SPILL.

For emergencies, dial 911.

The tips contained in this brochure provide useful 
information to help protect your watershed. If you 
have other suggestions, please contact your city’s 

stormwater representatives or call the Orange 
County Stormwater Program.

Help Prevent Ocean Pollution:

The Ocean Begins
at Your Front Door

Tips For Protecting 
Your Watershed
WHAT STARTS HERE

COULD TRAVEL HERE

AND ENDS UP HERE

WHICH FLOWS 
THROUGH HERE
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My Watershed. Our Ocean.
Water + shed, noun: A region of land within 
which water flows down into a specified water body, 
such as a river, lake, sea, or ocean; a drainage basin 
or catchment basin.  

Orange County is comprised of 11 major 
watersheds into which most of our water flows, 
connecting all of Orange County to the Pacific 
Ocean.

As water from 
rain (stormwater) 
or sprinklers and 
hoses (urban 
runoff) runs down 
your driveway 
and into your 
neighborhood 
streets, sidewalks 

and gutters, it flows into storm drains that 
lead to waterways within your watershed.  The 
waterways from other cities merge as they 
make their way through our watersheds until 
all the runoff water in Orange County meets 
at the Pacific Ocean.  The water that reaches 
our ocean is not pure.  As it flows through the 
watershed, it picks up pollutants such as litter, 
cigarette butts, fertilizer, pesticides, pet waste, 
motor oil and lawn clippings.  Unlike water 
that enters the sewer (from sinks and toilets), 
water that enters the storm drain is not treated 
before it flows, ultimately, to the ocean. 

Water quality can 
be improved by 
“Adopting Your 
Watershed.”  
Through this 
effort, we are 
challenging 
citizens and 

organizations to join the Orange County 
Stormwater Program and others who are 
working to protect and restore our creeks, 
rivers, bays and ocean.  

There are many opportunities to get involved:

• Appreciate your watershed - explore 
the creeks, trails and ocean and make 
observations about its conditions.  If you see 
anything abnormal (such as dead fish, oil 
spills, leaking barrels, and other pollution) 
contact the Orange County 24-hour water 
pollution problem reporting hotline at  
1.877.89.SPILL to report the problem.

• Research your watershed.  Learn 
about what watershed you live in by 
visiting www.ocwatersheds.com. 

• Find a watershed organization 
in your community and 
volunteer to help. If there 
are no active groups, 
consider starting your 
own. 

• Visit EPA’s Adopt Your 
Watershed’s Catalog of 
Watershed Groups at 
www.epa.gov/adopt to 
locate groups in your 
community.

• Organize or join in 
a creek, river, bay or 
ocean cleanup event 
such as Coastal & Inner 
Coastal Cleanup Day 
that takes place the 
3rd Saturday of every 
September. For more 
information visit

 www.coast4u.org. 

Follow these simple tips to protect the water 
quality of your watershed: 

• Sweep up debris and dispose of it in the trash.  Do not 
hose down driveways or sidewalks into the street or 
gutter.

• Use dry cleanup methods such as cat litter to absorb 
spills and sweep up residue.

• Set your irrigation systems to reflect seasonal water 
needs or use weather-based controllers.  Inspect for 
runoff regularly.

• Cover trashcans securely.
• Take hazardous waste to a household hazardous waste 

collection center. (For example, paint, batteries and 
petroleum products)

• Pick up after your pet.
• Follow application and disposal directions for 

pesticides and fertilizers.  
• If you wash your car at home, wash it on your lawn 

or divert the runoff onto a landscaped 
area.  Consider taking your car to a 

commercial car wash, where the 
water is reclaimed or recycled.

• Keep your car well 
maintained. 

       • Never pour oil or 
antifreeze in the 
street, gutter or 
storm drain. 
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Tips for Protecting
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Do your part to prevent water
pollution in our creeks, rivers, bays 
and ocean.

Clean beaches and healthy creeks, rivers,
bays, and ocean are important to Orange
County. However, many common household

activities can lead to
water pollution if you’re
not careful.

Litter, oil, chemicals and
other substances that
are left on your yard or
driveway can be blown
or washed into storm
drains that flow to the
ocean. Over-watering
your lawn and washing
your car can also flush
materials into the storm

drains. Unlike water in sanitary sewers
(from sinks and toilets), water in storm
drains is not treated.

You would never pour soap, fertilizers or oil
into the ocean, so don’t let them enter
streets, gutters or storm drains. Follow the
easy tips in this brochure to help prevent
water pollution.

G E N U I N E
R E C Y C L E D
P A P E R

50% PRE-CONSUMER
AND

15% POST-CONSUMER

REMEMBER THE

WATER IN YOUR

STORM DRAIN

IS NOT TREATED

BEFORE
IT ENTERS OUR

WATERWAYS

The Ocean Begins at Your Front Door

For more information,
please call the

Orange County Stormwater Program
at 1-877-89-SPILL (1-877-897-7455)

or visit
www.ocwatersheds.com

To report a spill,
call the 

Orange County 24-Hour 
Water Pollution Problem 

Reporting Hotline
1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

The tips contained in this brochure provide useful 
information to help prevent water pollution while 
performing everyday household activities. If you 
have other suggestions, please contact your city’s 

stormwater representatives or call the Orange 
County Stormwater Program.

Help Prevent Ocean Pollution: 

Household Tips
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Gardening Activities
� Follow directions on pesticides and

fertilizers, (measure, do not estimate
amounts) and do not use if rain is
predicted within 48 hours.

� Water your lawn and garden by hand to
control the amount of water you use. Set
irrigation systems to reflect seasonal
water needs. If water flows off your yard
and onto your driveway or sidewalk, 
your system is over-watering.

� Mulch clippings or leave them on the
lawn. If necessary, dispose in a green
waste container.

� Cultivate your garden often to control
weeds.

Washing and Maintaining Your Car
� Take your car to a commercial car wash

whenever possible.

� Choose soaps, cleaners, or detergents
labeled “non-toxic,” “phosphate free” or
“biodegradable.” Vegetable and citrus-
based products are typically safest for
the environment, but even these should
not be allowed into the storm drain.

� Shake floor mats into a trash can or
vacuum to clean.

� Do not use acid-based wheel cleaners and
“hose off” engine degreasers at home.
They can be used at a commercial facility,
which can properly process the washwater.

� Do not dump washwater onto your
driveway, sidewalk, street, gutter or
storm drain. Excess washwater should
be disposed of in the sanitary sewers
(through a sink, or toilet) or onto an
absorbent surface like your lawn.

� Use a nozzle to turn off water when not
actively washing down automobile. 

� Monitor vehicles for leaks and place 
pans under leaks. Keep your car well
maintained to stop and prevent leaks.

� Use cat litter or other absorbents and
sweep to remove any materials deposited
by vehicles. Contain sweepings and
dispose of at a HHWCC.

� Perform automobile repair and
maintenance under a covered area and
use drip pans or plastic sheeting to keep
spills and waste material from reaching
storm drains.

� Never pour oil or antifreeze in the
street, gutter or storm drains.
Recycle these substances at a service
station, HHWCC, or used oil recycling
center. For the nearest Used Oil
Collection Center call 1-800-CLEANUP
or visit www.ciwmb.ca.gov/UsedOil.

Pollution Prevention
Household Activities 
� Do not rinse spills with water! Sweep

outdoor spills and dispose of in the trash.
For wet spills like oil, apply cat litter or
another absorbent material, then sweep
and bring to a household hazardous waste
collection center (HHWCC).

� Securely cover trash cans. 

� Take household hazardous waste to a house-
hold hazardous waste collection center. 

� Store household hazardous waste in closed,
labeled containers inside or under a cover.

� Do not hose down your driveway, sidewalk or
patio. Sweep up debris and dispose of in trash.

� Always pick up after your pet. Flush waste
down the toilet or dispose of in the trash.

� Bathe pets indoors or have them
professionally groomed.

Household Hazardous Wastes include:
� Batteries
� Paint thinners, paint strippers and removers
� Adhesives
� Drain openers
� Oven cleaners
� Wood and metal cleaners and polishes
� Herbicides and pesticides
� Fungicides/wood preservatives
� Automotive fluids and products
� Grease and rust solvents
� Thermometers and other products

containing mercury 
� Fluorescent lamps
� Cathode ray tubes, e.g. TVs, computer

monitors
� Pool and spa chemicals

For locations and hours of Household Hazardous Waste Collection Centers in Anaheim, Huntington
Beach, Irvine and San Juan Capistrano, call (714)834-6752 or visit www.oclandfills.com.G-38



Follow these simple steps to help reduce water 
pollution:

Household Activities
 Do not rinse spills with water  Use dry cleanup 
methods such as applying cat litter or another 
absorbent material, sweep and dispose of in 
the trash  Take items such as used or excess 
batteries, oven cleaners, automotive fluids, 
painting products and cathode ray tubes, like 
TVs and computer monitors, to a Household 
Hazardous Waste Collection Center (HHWCC) 

 For a HHWCC near you call (714) 834-6752 or 
visit www oclandfills com 
 Do not hose down your driveway, sidewalk or 
patio to the street, gutter or storm drain  Sweep 
up debris and dispose of it in the trash 

Automotive
 Take your vehicle to a commercial car 
wash whenever possible  If you wash your 
vehicle at home, choose soaps, cleaners, or 
detergents labeled non-toxic, phosphate- free 
or biodegradable  Vegetable and citrus-based 
products are typically safest for the environment 
 Do not allow washwater from vehicle washing 
to drain into the street, gutter or storm drain  
Excess washwater should be disposed of in the 
sanitary sewer (through a sink or toilet) or onto 
an absorbent surface like your lawn 
 Monitor your vehicles for leaks and place a pan 
under leaks  Keep your vehicles well maintained 
to stop and prevent leaks 
 Never pour oil or antifreeze in the street, gutter 
or storm drain  Recycle these substances at a 
service station, a waste oil collection center or 
used oil recycling center  For the nearest Used 
Oil Collection Center call 1-800-CLEANUP or 
visit www 1800cleanup org 

Never allow pollutants to enter the 
street, gutter or storm drain!

Lawn and Garden
 Pet and animal waste
 Pesticides
 Clippings, leaves and soil
 Fertilizer

Common Pollutants

Automobile
 Oil and grease
 Radiator fluids and antifreeze
 Cleaning chemicals
 Brake pad dust

Home Maintenance
 Detergents, cleaners and solvents
 Oil and latex paint
 Swimming pool chemicals
 Outdoor trash and litter

The Ocean Begins at Your Front Door

Trash
 Place trash and litter that cannot be recycled in 
securely covered trash cans 
 Whenever possible, buy recycled products 
 Remember: Reduce, Reuse, Recycle 

Pet Care
 Always pick up after your pet  Flush waste down 
the toilet or dispose of it in the trash  Pet waste, 
if left outdoors, can wash into the street, gutter 
or storm drain 
 If possible, bathe your pets indoors  If you must 
bathe your pet outside, wash it on your lawn or 
another absorbent/permeable surface to keep 
the washwater from entering the street, gutter or 
storm drain 
 Follow directions for use of pet care products 
and dispose of any unused products at a 
HHWCC 

Pool Maintenance 
 Pool and spa water must be dechlorinated and free 
of excess acid, alkali or color to be allowed in the 
street, gutter or storm drain 
 When it is not raining, drain dechlorinated pool and 
spa water directly into the 

 sanitary sewer  
 Some cities may have ordinances that do not allow 
pool water to be disposed of in the storm drain  
Check with your city 

Landscape and Gardening
 Do not over-water  Water your lawn and garden by 
hand to control the amount of water you use or set 
irrigation systems to reflect seasonal water needs  
If water flows off your yard onto your driveway or 
sidewalk, your system is over-watering  Periodically 
inspect and fix leaks and misdirected sprinklers 
 Do not rake or blow leaves, clippings or pruning 
waste into the street, gutter or storm drain  Instead, 
dispose of waste by composting, hauling it to a 
permitted landfill, or as green waste through your 
city’s recycling program 
 Follow directions on pesticides and fertilizer, 
(measure, do not estimate amounts) and do not use 
if rain is predicted within 48 hours 
 Take unwanted pesticides to a HHWCC to be 
recycled  For locations and hours of HHWCC, call 
(714) 834-6752 or visit www oclandfills com 
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For More Information
Aliso Viejo                                            (949) 425-2535 
Anaheim Public Works Operations                 (714) 765-6860
Brea Engineering                                    (714) 990-7666
Buena Park Public Works                           (714) 562-3655
Costa Mesa Public Services                          (714) 754-5323
Cypress Public Works                                (714) 229-6740
Dana Point Public Works                            (949) 248-3584
Fountain Valley Public Works                       (714) 593-4441
Fullerton Engineering Dept                         (714) 738-6853
Garden Grove Public Works                        (714) 741-5956
Huntington Beach Public Works                   (714) 536-5431
Irvine Public Works                                  (949) 724-6315
La Habra Public Services                            (562) 905-9792
La Palma Public Works                              (714) 690-3310
Laguna Beach Water Quality                        (949) 497-0378
Laguna Hills Public Services                        (949) 707-2650
Laguna Niguel Public Works                        (949) 362-4337
Laguna Woods Public Works                        (949) 639-0500
Lake Forest Public Works                           (949) 461-3480
Los Alamitos Community Dev                       (562) 431-3538
Mission Viejo Public Works                         (949) 470-3056
Newport Beach, Code & Water 
Quality Enforcement                                (949) 644-3215
Orange Public Works                                (714) 532-6480
Placentia Public Works                              (714) 993-8245
Rancho Santa Margarita                            (949) 635-1800
San Clemente Environmental Programs           (949) 361-6143
San Juan Capistrano Engineering                  (949) 234-4413
Santa Ana Public Works                             (714) 647-3380
Seal Beach Engineering                            (562) 431-2527 x317
Stanton Public Works                               (714) 379-9222 x204
Tustin Public Works/Engineering                  (714) 573-3150
Villa Park Engineering                              (714) 998-1500
Westminster Public Works/Engineering          (714) 898-3311 x446
Yorba Linda Engineering                           (714) 961-7138
Orange County Stormwater Program              (877) 897-7455
Orange County 24-Hour 
Water Pollution Problem Reporting Hotline
1-877-89-SPILL (1-877-897-7455)

On-line Water Pollution Problem Reporting Form

www ocwatersheds com

The Ocean Begins 
at Your Front Door

California Environmental Protection Agency
www calepa ca gov
•	Air	Resources	Board
 www arb ca gov
•	Department	of	Pesticide	Regulation
 www cdpr ca gov
•	Department	of	Toxic	Substances	Control
 www dtsc ca gov
•	Integrated	Waste	Management	Board
 www ciwmb ca gov
•	Office	of	Environmental	Health	Hazard	

Assessment
 www oehha ca gov
•	State	Water	Resources	Control	Board
 www waterboards ca gov

Earth 911 - Community-Specific Environmental 
Information 1-800-cleanup or visit www 1800cleanup 
org

Health	Care	Agency’s	Ocean	and	Bay	Water	Closure
and	Posting	Hotline
(714) 433-6400 or visit www ocbeachinfo com

Integrated	Waste	Management	Dept.	of	Orange	
County (714) 834-6752 or visit www oclandfills com for 
information on household hazardous waste collection 
centers, recycling centers and solid waste collection

O.C.	Agriculture	Commissioner
(714) 447-7100 or visit www ocagcomm com 

Stormwater	Best	Management	Practice	Handbook
Visit www cabmphandbooks com

UC	Master	Gardener	Hotline
(714) 708-1646 or visit www uccemg com 

Did You Know?

 Most people believe that the largest source 
of water pollution in urban areas comes from 
specific sources such as factories and sewage 
treatment plants  In fact, the largest source 
of water pollution comes from city streets, 
neighborhoods, construction sites and parking 
lots  This type of pollution is sometimes 
called “non-point source” pollution 
 There are two types of non-point source 

 pollution:  stormwater and urban runoff 
 pollution 

 Stormwater runoff results from rainfall   
When rainstorms cause large volumes 
of water to rinse the urban landscape, 
picking up pollutants along the way 
 Urban runoff can happen any time of 
the year when excessive water use from 
irrigation, vehicle washing and other 
sources carries trash, lawn clippings and 
other urban pollutants into storm drains  

Where Does It Go?

 Anything we use outside homes, vehicles and 
businesses – like motor oil, paint, pesticides, 
fertilizers and cleaners – can be blown or washed 
into storm drains  
 A little water from a garden hose or rain can also 
send materials into storm drains  
 Storm drains are separate from our sanitary 
sewer systems; unlike water in sanitary sewers 
(from sinks or toilets), water in storm drains is 
not treated before entering our waterways  
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The Orange County Stormwater Program has created 
and moderates an electronic mailing list to facilitate 
communications, take questions and exchange ideas among 
its users about issues and topics related to stormwater and 
urban runoff and the implementation of program elements   
To join the list, please send an email to 
ocstormwaterinfo-join@list ocwatersheds com

Orange	County	Stormwater	Program

Even if you live miles from the Pacific 
Ocean, you may be unknowingly 
polluting it.

Sources of Non-Point Source Pollution

 Automotive leaks and spills 
 Improper disposal of used oil and other engine 
fluids   
 Metals found in vehicle exhaust, weathered paint, 
rust, metal plating and tires  
 Pesticides and fertilizers from lawns, gardens and 
farms 
 Improper disposal of cleaners, paint and paint 
removers 
 Soil erosion and dust debris from landscape and 
construction activities 
 Litter, lawn clippings, animal waste, and other 
organic matter  
 Oil stains on parking lots and paved surfaces 

The Effect on the Ocean

Non-point source 
pollution can have 
a serious impact 
on water quality 
in Orange County   
Pollutants from the 
storm drain system 
can harm marine life 

as well as coastal and wetland habitats  They can 
also degrade recreation areas such as beaches, 
harbors and bays 

Stormwater quality management programs have 
been developed throughout Orange County to 
educate and encourage the public to protect water 
quality, monitor runoff in the storm drain system, 
investigate illegal dumping and maintain storm 
drains  

Support from Orange County residents and 
businesses is needed to improve water quality 
and reduce urban runoff pollution   Proper use 
and disposal of materials will help stop pollution 
before it reaches the storm drain and the ocean 

Dumping one quart of motor oil into a 
storm drain can contaminate 250,000 
gallons of water. 
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Follow these simple steps to help reduce water 
pollution:

Household Activities
 Do not rinse spills with water  Use dry cleanup 
methods such as applying cat litter or another 
absorbent material, sweep and dispose of in 
the trash  Take items such as used or excess 
batteries, oven cleaners, automotive fluids, 
painting products and cathode ray tubes, like 
TVs and computer monitors, to a Household 
Hazardous Waste Collection Center (HHWCC) 

 For a HHWCC near you call (714) 834-6752 or 
visit www oclandfills com 
 Do not hose down your driveway, sidewalk or 
patio to the street, gutter or storm drain  Sweep 
up debris and dispose of it in the trash 

Automotive
 Take your vehicle to a commercial car 
wash whenever possible  If you wash your 
vehicle at home, choose soaps, cleaners, or 
detergents labeled non-toxic, phosphate- free 
or biodegradable  Vegetable and citrus-based 
products are typically safest for the environment 
 Do not allow washwater from vehicle washing 
to drain into the street, gutter or storm drain  
Excess washwater should be disposed of in the 
sanitary sewer (through a sink or toilet) or onto 
an absorbent surface like your lawn 
 Monitor your vehicles for leaks and place a pan 
under leaks  Keep your vehicles well maintained 
to stop and prevent leaks 
 Never pour oil or antifreeze in the street, gutter 
or storm drain  Recycle these substances at a 
service station, a waste oil collection center or 
used oil recycling center  For the nearest Used 
Oil Collection Center call 1-800-CLEANUP or 
visit www 1800cleanup org 

Never allow pollutants to enter the 
street, gutter or storm drain!

Lawn and Garden
 Pet and animal waste
 Pesticides
 Clippings, leaves and soil
 Fertilizer

Common Pollutants

Automobile
 Oil and grease
 Radiator fluids and antifreeze
 Cleaning chemicals
 Brake pad dust

Home Maintenance
 Detergents, cleaners and solvents
 Oil and latex paint
 Swimming pool chemicals
 Outdoor trash and litter

The Ocean Begins at Your Front Door

Trash
 Place trash and litter that cannot be recycled in 
securely covered trash cans 
 Whenever possible, buy recycled products 
 Remember: Reduce, Reuse, Recycle 

Pet Care
 Always pick up after your pet  Flush waste down 
the toilet or dispose of it in the trash  Pet waste, 
if left outdoors, can wash into the street, gutter 
or storm drain 
 If possible, bathe your pets indoors  If you must 
bathe your pet outside, wash it on your lawn or 
another absorbent/permeable surface to keep 
the washwater from entering the street, gutter or 
storm drain 
 Follow directions for use of pet care products 
and dispose of any unused products at a 
HHWCC 

Pool Maintenance 
 Pool and spa water must be dechlorinated and free 
of excess acid, alkali or color to be allowed in the 
street, gutter or storm drain 
 When it is not raining, drain dechlorinated pool and 
spa water directly into the 

 sanitary sewer  
 Some cities may have ordinances that do not allow 
pool water to be disposed of in the storm drain  
Check with your city 

Landscape and Gardening
 Do not over-water  Water your lawn and garden by 
hand to control the amount of water you use or set 
irrigation systems to reflect seasonal water needs  
If water flows off your yard onto your driveway or 
sidewalk, your system is over-watering  Periodically 
inspect and fix leaks and misdirected sprinklers 
 Do not rake or blow leaves, clippings or pruning 
waste into the street, gutter or storm drain  Instead, 
dispose of waste by composting, hauling it to a 
permitted landfill, or as green waste through your 
city’s recycling program 
 Follow directions on pesticides and fertilizer, 
(measure, do not estimate amounts) and do not use 
if rain is predicted within 48 hours 
 Take unwanted pesticides to a HHWCC to be 
recycled  For locations and hours of HHWCC, call 
(714) 834-6752 or visit www oclandfills com 
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For More Information
Aliso Viejo                                            (949) 425-2535 
Anaheim Public Works Operations                 (714) 765-6860
Brea Engineering                                    (714) 990-7666
Buena Park Public Works                            (714) 562-3655
Costa Mesa Public Services                          (714) 754-5323
Cypress Public Works                                (714) 229-6740
Dana Point Public Works                            (949) 248-3584
Fountain Valley Public Works                       (714) 593-4441
Fullerton Engineering Dept                         (714) 738-6853
Garden Grove Public Works                        (714) 741-5956
Huntington Beach Public Works                    (714) 536-5431
Irvine Public Works                                  (949) 724-6315
La Habra Public Services                            (562) 905-9792
La Palma Public Works                              (714) 690-3310
Laguna Beach Water Quality                        (949) 497-0378
Laguna Hills Public Services                        (949) 707-2650
Laguna Niguel Public Works                        (949) 362-4337
Laguna Woods Public Works                        (949) 639-0500
Lake Forest Public Works                            (949) 461-3480
Los Alamitos Community Dev                       (562) 431-3538
Mission Viejo Public Works                         (949) 470-3056
Newport Beach, Code & Water 
Quality Enforcement                                (949) 644-3215
Orange Public Works                                (714) 532-6480
Placentia Public Works                              (714) 993-8245
Rancho Santa Margarita                             (949) 635-1800
San Clemente Environmental Programs            (949) 361-6143
San Juan Capistrano Engineering                  (949) 234-4413
Santa Ana Public Works                             (714) 647-3380
Seal Beach Engineering                            (562) 431-2527 x317
Stanton Public Works                               (714) 379-9222 x204
Tustin Public Works/Engineering                  (714) 573-3150
Villa Park Engineering                              (714) 998-1500
Westminster Public Works/Engineering           (714) 898-3311 x446
Yorba Linda Engineering                            (714) 961-7138
Orange County Stormwater Program              (877) 897-7455
Orange County 24-Hour 
Water Pollution Problem Reporting Hotline
1-877-89-SPILL (1-877-897-7455)

On-line Water Pollution Problem Reporting Form

w w w  o c w a t e r s h e d s  c o m

The Ocean Begins 
at Your Front Door

California Environmental Protection Agency
www calepa ca gov
•	 Air	Resources	Board
 www arb ca gov
•	 Department	of	Pesticide	Regulation
 www cdpr ca gov
•	 Department	of	Toxic	Substances	Control
 www dtsc ca gov
•	 Integrated	Waste	Management	Board
 www ciwmb ca gov
•	 Office	of	Environmental	Health	Hazard	

Assessment
 www oehha ca gov
•	 State	Water	Resources	Control	Board
 www waterboards ca gov

Earth 911 - Community-Specific Environmental 
Information 1-800-cleanup or visit www 1800cleanup 
org

Health	Care	Agency’s	Ocean	and	Bay	Water	Closure
and	Posting	Hotline
(714) 433-6400 or visit www ocbeachinfo com

Integrated	Waste	Management	Dept.	of	Orange	
County (714) 834-6752 or visit www oclandfills com for 
information on household hazardous waste collection 
centers, recycling centers and solid waste collection

O.C.	Agriculture	Commissioner
(714) 447-7100 or visit www ocagcomm com 

Stormwater	Best	Management	Practice	Handbook
Visit www cabmphandbooks com

UC	Master	Gardener	Hotline
(714) 708-1646 or visit www uccemg com 

Did You Know?

 Most people believe that the largest source 
of water pollution in urban areas comes from 
specific sources such as factories and sewage 
treatment plants  In fact, the largest source 
of water pollution comes from city streets, 
neighborhoods, construction sites and parking 
lots  This type of pollution is sometimes 
called “non-point source” pollution 
 There are two types of non-point source 

 pollution:  stormwater and urban runoff 
 pollution 

 Stormwater runoff results from rainfall   
When rainstorms cause large volumes 
of water to rinse the urban landscape, 
picking up pollutants along the way 
 Urban runoff can happen any time of 
the year when excessive water use from 
irrigation, vehicle washing and other 
sources carries trash, lawn clippings and 
other urban pollutants into storm drains  

Where Does It Go?

 Anything we use outside homes, vehicles and 
businesses – like motor oil, paint, pesticides, 
fertilizers and cleaners – can be blown or washed 
into storm drains  
 A little water from a garden hose or rain can also 
send materials into storm drains  
 Storm drains are separate from our sanitary 
sewer systems; unlike water in sanitary sewers 
(from sinks or toilets), water in storm drains is 
not treated before entering our waterways  
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The Orange County Stormwater Program has created 
and moderates an electronic mailing list to facilitate 
communications, take questions and exchange ideas among 
its users about issues and topics related to stormwater and 
urban runoff and the implementation of program elements   
To join the list, please send an email to 
ocstormwaterinfo-join@list ocwatersheds com

Orange	County	Stormwater	Program

Even if you live miles from the Pacific 
Ocean, you may be unknowingly 
polluting it.

Sources of Non-Point Source Pollution

 Automotive leaks and spills 
 Improper disposal of used oil and other engine 
fluids   
 Metals found in vehicle exhaust, weathered paint, 
rust, metal plating and tires  
 Pesticides and fertilizers from lawns, gardens and 
farms 
 Improper disposal of cleaners, paint and paint 
removers 
 Soil erosion and dust debris from landscape and 
construction activities 
 Litter, lawn clippings, animal waste, and other 
organic matter  
 Oil stains on parking lots and paved surfaces 

The Effect on the Ocean

Non-point source 
pollution can have 
a serious impact 
on water quality 
in Orange County   
Pollutants from the 
storm drain system 
can harm marine life 

as well as coastal and wetland habitats  They can 
also degrade recreation areas such as beaches, 
harbors and bays 

Stormwater quality management programs have 
been developed throughout Orange County to 
educate and encourage the public to protect water 
quality, monitor runoff in the storm drain system, 
investigate illegal dumping and maintain storm 
drains  

Support from Orange County residents and 
businesses is needed to improve water quality 
and reduce urban runoff pollution   Proper use 
and disposal of materials will help stop pollution 
before it reaches the storm drain and the ocean 

Dumping one quart of motor oil into a 
storm drain can contaminate 250,000 
gallons of water. 
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Clean beaches and healthy 
creeks, rivers, bays and 
ocean are important 

to Orange County.  However, 
many common activities such as 
pest control can lead to water 
pollution if you’re not careful.  
Pesticide treatments must be 
planned and applied properly 
to ensure that pesticides do 
not enter the street, gutter or 
storm drain.  Unlike water in 
sanitary sewers (from sinks and 
toilets), water in storm drains is 
not treated before entering our 
waterways.

You would never dump pesticides 
into the ocean, so don’t let it 
enter the storm drains.  Pesticides 
can cause significant damage 
to our environment if used 
improperly.  If you are thinking 
of using a pesticide to control a 
pest, there are some important 
things to consider.

For more information, 
please call

University of California Cooperative 
Extension Master Gardeners at 

(714) 708-1646 
or visit these Web sites:

www.uccemg.org
www.ipm.ucdavis.edu

For instructions on collecting a specimen 
sample visit the Orange County

Agriculture Commissioner’s website at: 
http://www.ocagcomm.com/ser_lab.asp

To report a spill, call the
Orange County 24-Hour
Water Pollution Problem

Reporting Hotline
at 1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

Information From:
Cheryl Wilen, Area IPM Advisor; Darren Haver, 

Watershed Management Advisor; Mary
Louise Flint, IPM Education and Publication 

Director; Pamela M. Geisel, Environmental 
Horticulture Advisor; Carolyn L. Unruh, 

University of California Cooperative 
Extension staff writer. Photos courtesy of 

the UC Statewide IPM Program and 
Darren Haver.

Funding for this brochure has been provided in full
or in part through an agreement with the State Water
Resources Control Board (SWRCB) pursuant to the

Costa-Machado Water Act of 2000 (Prop. 13).

Help Prevent Ocean Pollution:

The Ocean Begins
at Your Front Door

Responsible 
Pest Control
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Key Steps to Follow:
Step 1: Correctly identify the pest (insect, 
weed, rodent, or disease) and verify that it is 
actually causing the problem.

This is important 
because beneficial 
insects are often 
mistaken for pests 
and sprayed with 
pesticides needlessly. 

Consult with a 
Certified Nursery 

Professional at a local nursery or garden center 
or send a sample of the pest to the Orange 
County Agricultural Commissioner’s Office.

Determine if the pest is still present – even 
though you see damage, the pest may have left.  

Step 2: Determine 
how many pests are 
present and causing 
damage.

Small pest populations 
may be controlled 
more safely using non-
pesticide techniques.  These include removing 
food sources, washing off leaves with a strong 
stream of water, blocking entry into the home 
using caulking and replacing problem plants 
with ones less susceptible to pests.

Step 3: If a pesticide must be used, choose 
the least toxic chemical.

Obtain information on the least toxic pesticides 
that are effective at controlling the target 
pest from the UC Statewide Integrated Pest 
Management (IPM) Program’s Web site at 
www.ipm.ucdavis.edu.

Seek out the assistance of a Certified Nursery 
Professional at a local nursery or garden center 
when selecting a pesticide.  Purchase the 
smallest amount of pesticide available.

Apply the pesticide to the pest during its most 
vulnerable life stage.  This information can be 
found on the pesticide label.

Step 4: Wear appropriate protective clothing. 

Follow pesticide labels regarding specific types 
of protective equipment you should wear. 
Protective clothing should always be washed 
separately from other clothing.

Step 5: Continuously monitor external 
conditions when applying pesticides such as 
weather, irrigation, and the presence of children 
and animals.

Never apply pesticides when rain is predicted 
within the next 48 hours.  Also, do not water 
after applying pesticides unless the directions say 
it is necessary. 

Apply pesticides when the air is still; breezy 
conditions may cause the spray or dust to drift 
away from your targeted area.

In case of an emergency call 911 and/or the 
regional poison control number at 
(714) 634-5988 or (800) 544-4404 (CA only).  

For general questions you may also visit 
www.calpoison.org.
  
Step 6: In the event of accidental spills, 
sweep up or use an absorbent agent to remove 
any excess pesticides.  Avoid the use of water.

Be prepared.  Have a broom, dust pan, or dry 
absorbent material, such as cat litter, newspapers 
or paper towels, ready to assist in cleaning up 
spills.

Contain and clean up the spill right away.  Place 
contaminated materials in a doubled plastic bag.  
All materials used to clean up the spill should 
be properly disposed of according to your local 
Household Hazardous Waste Disposal site.  

Step 7: Properly store and dispose of unused 
pesticides.

Purchase Ready-To-
Use (RTU) products 
to avoid storing 
large concentrated 
quantities of 
pesticides.

Store unused chemicals in a locked cabinet.

Unused pesticide chemicals may be disposed 
of at a Household Hazardous Waste Collection 
Center.

Empty pesticide containers should be triple 
rinsed prior to disposing of them in the trash. 

Household Hazardous Waste 
Collection Center
(714) 834-6752
www.oclandfills.com

Integrated Pest Management (IPM) 
usually combines several least toxic pest 
control methods for long-term prevention 
and management of pest problems 
without harming you, your family, 
or the environment.

Three life stages of the common lady 
beetle, a beneficial insect.

Tips for Pest Control
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For more information,
please call the

Orange County Stormwater Program
at 1-877-89-SPILL (1-877-897-7455)

or visit
www.ocwatersheds.com

UCCE Master Gardener Hotline:
(714) 708-1646

To report a spill,
call the 

Orange County 24-Hour 
Water Pollution Problem 

Reporting Hotline
1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

The tips contained in this brochure provide useful 
information to help prevent water pollution 

while landscaping or gardening. If you have other 
suggestions, please contact your city’s stormwater 

representatives or call the Orange County 
Stormwater Program.

C lean beaches 
and healthy 
creeks, rivers, bays 

and ocean are important to 
Orange County.  However, 
many common activities 
can lead to water pollution 
if you’re not careful.  
Fertilizers, pesticides and 
other chemicals that are left 
on yards or driveways can 
be blown or washed into 
storm drains that flow to the 
ocean.  Overwatering lawns 
can also send materials into 
storm drains.  Unlike water 
in sanitary sewers (from sinks 
and toilets), water in storm 
drains is not treated before 
entering our waterways.

You would never pour 
gardening products into the 
ocean, so don’t let them enter 
the storm drains.  Follow 
these easy tips to help prevent 
water pollution.
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Tips for Landscape and GardeningTips for Landscape & Gardening
Never allow gardening products or 
polluted water to enter the street, gutter 
or storm drain.

General Landscaping Tips

 Protect stockpiles and materials from 
wind and rain by storing them under 
tarps or secured plastic sheeting.

 Prevent erosion of slopes by planting 
fast-growing, dense ground covering 
plants. These will shield and bind the 
soil.

 Plant native vegetation 
to reduce the amount 
of water, fertilizers, and 
pesticide applied to the 
landscape.

 Never apply pesticides 
or fertilizers when rain is 
predicted within the next 48 hours.

Garden & Lawn Maintenance

 Do not overwater. Use irrigation 
practices such as drip irrigation, 
soaker hoses or micro spray systems. 
Periodically inspect and fix leaks and 
misdirected sprinklers.

 Do not rake or blow 
leaves, clippings or 
pruning waste into 
the street, gutter 
or storm drain.  
Instead, dispose 
of green waste by 
composting, hauling 
it to a permitted 
landfill, or recycling it through your 
city’s program.

 Use slow-release fertilizers to 
minimize leaching, and use organic 
fertilizers.

 Read labels and use only as directed. 
Do not over-apply pesticides or 
fertilizers. Apply to spots as needed, 
rather than blanketing an entire 
area.

 Store pesticides, fertilizers and other 
chemicals in a dry covered area to 
prevent exposure that may result 

in the deterioration 
of containers and 
packaging.

 Rinse empty 
pesticide containers 
and re-use rinse water 
as you would use the 

product. Do not dump rinse water 
down storm drains. Dispose of empty 
containers in the trash. 

 When available, use non-toxic 
alternatives to traditional pesticides, 
and use pesticides specifically 
designed to control the pest you are 
targeting. For more information, visit 
www.ipm.ucdavis.edu.

 If fertilizer is spilled, sweep up the 
spill before irrigating.  If the spill is 
liquid, apply an absorbent material 
such as cat litter, and then sweep it up 
and dispose of it in the trash.

 Take unwanted pesticides to a 
Household Hazardous Waste 
Collection Center to be recycled.  
Locations are provided below. 

Household Hazardous Waste 
Collection Centers

Anaheim:                 1071 N. Blue Gum St.
Huntington Beach:        17121 Nichols St.
Irvine:                            6411 Oak Canyon
San Juan Capistrano:  32250 La Pata Ave.

For more information,  call (714) 834-6752  
or visit www.oclandfills.com
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For more information,
please call the 

Orange County Stormwater Program 
at 1-877-89-SPILL (1-877-897-7455) 

or visit 
www.ocwatersheds.com

To report a spill, 
call the 

Orange County 24-Hour 
Water Pollution Problem

Reporting Hotline 
at 1-877-89-SPILL (1-877-897-7455).

For emergencies, dial 911.

Proper Maintenance
Practices for

Your Business

The Ocean Begins
at Your Front Door

P R O J E C T

P R E V E N T I O N

Help Prevent Ocean Pollution:

Preventing water
pollution at your
commercial/industrial site

Clean beaches and healthy creeks, rivers, 
bays and ocean are important to Orange 
County.  However, many landscape and 
building maintenance activities can lead to 
water pollution if you’re not careful.  Paint, 
chemicals, plant clippings and other materials 
can be blown or washed into storm drains that 
flow to the ocean.  Unlike water in sanitary 
sewers (from sinks and toilets), water in storm 
drains is not treated before entering our 
waterways. 

You would never pour soap or fertilizers into 
the ocean, so why would you let them enter the 
storm drains?  Follow these easy tips to help 
prevent water pollution.

Some types of industrial facilities are required 
to obtain coverage under the State General 
Industrial Permit. For more information visit: 
www.swrcb.ca.gov/stormwater/industrial.html
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Tips for Pool Maintenance
 Call your trash hauler to replace leaking 

dumpsters.

 Do not dump any toxic substance or 
liquid waste on the pavement, the 
ground, or near a 
storm drain.  Even 
materials that 
seem harmless 
such as latex paint 
or biodegradable 
cleaners can 
damage the 
environment.

 Recycle paints, solvents and other 
materials.  For more information about 
recycling and collection centers, visit 
www.oclandfills.com.

 Store materials indoors or under cover 
and away from storm drains.

 Use a construction and demolition 
recycling company to recycle lumber, 
paper, cardboard, metals, masonry, 
carpet, plastic, pipes, drywall, rocks, 
dirt, and green waste.  For a listing of 
construction and demolition recycling 
locations in your area, visit 

 www.ciwmb.ca.gov/recycle.

 Properly label materials. Familiarize 
employees with Material 
Safety Data Sheets.  

Landscape Maintenance 

 Compost grass clippings, leaves, sticks 
and other vegetation, or dispose of it at 
a permitted landfill or in green waste 
containers. Do not dispose of these 
materials in the street, gutter or storm 
drain.

 Irrigate slowly and inspect the system 
for leaks, overspraying and runoff.  
Adjust automatic timers to avoid 
overwatering.

 Follow label directions for the use and 
disposal of fertilizers and pesticides.

 Do not apply pesticides or fertilizers if 
rain is expected within 48 hours or if 
wind speeds are above 5 mph. 

 Do not spray pesticides within 100 feet 
of waterways.

 Fertilizers should be worked into the 
soil rather than dumped onto the 
surface.

 If fertilizer is spilled on the pavement 
or sidewalk, sweep it up immediately 
and place it back in the container.

Building Maintenance

 Never allow washwater, sweepings or
 sediment to enter the storm drain.

 Sweep up dry spills and use cat litter, 
towels or similar materials to absorb wet 
spills. Dispose of it in the trash.

 If you wash your building, sidewalk or 
parking lot, you must contain the water. 
Use a shop vac to collect the water and 
contact your city or sanitation agency 
for proper disposal information.  Do 
not let water enter the street, gutter or 
storm drain.

 Use drop cloths underneath outdoor 
painting, scraping, and sandblasting 
work, and properly dispose of materials 
in the trash.

 Use a ground cloth or oversized tub for 
mixing paint and cleaning tools.

 Use a damp mop or broom to clean 
floors.

 Cover dumpsters to keep insects, 
animals, rainwater and sand from 
entering. Keep the area around the 
dumpster clear of trash and debris. Do 
not overfill the dumpster.

P R O J E C T

P R E V E N T I O N

Proper Maintenance Practices for your Business

Never Dispose 
of Anything 
in the Storm 

Drain.
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Ayude a prevenir
la contaminación del océano

For more information,
please call the 

Orange County Stormwater Program 
at 1-877-89-SPILL (1-877-897-7455) 

or visit 
www.ocwatersheds.com

Report sewage spills and 
discharges that are not 

contained to your site to the 
Orange County 24-Hour 
Water Pollution Problem 

Reporting Hotline
at 1-877-89-SPILL (1-877-897-7455)

For emergencies, dial 911.

Help Prevent Ocean Pollution:

Tips for the Food 
Service IndustryClean beaches 

and healthy 
creeks, rivers, bays 

and ocean are important to 
Orange County.  Fats, oils 
and grease from restaurants 
and food service facilities 
can cause sewer line 
blockages that may result 
in sewage overflow into 
your facility and into storm 
drains.  Unlike water in 
sanitary sewers (from sinks 
and toilets), water in storm 
drains is not treated before 
entering our waterways 
and should never contain 
washwater, trash, grease or 
other materials.

You would never dump oil 
and trash into the ocean, so 
don’t let it enter the storm 
drains.  Follow these tips to 
help prevent water pollution.

The Ocean Begins
at Your Front Door
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Best Kitchen Practices
Food Waste Disposal

 Scrape food waste off of plates, 
utensils, pots, food preparation and 
cooking areas and dispose of it in the 
trash.

 Never put food waste down the drain.  
Food scraps often contain grease, 
which can clog sewer pipes and result 
in sewage backups and overflows.

Grease & Oil Disposal
 Never put oil or grease down the 

drain.  Contain grease and oil 
by using covered grease storage 
containers or installing a grease 
interceptor.

 Never overfill your grease storage 
container or transport it without a 
cover.

 Grease control 
devices must 
be emptied 
and cleaned 
by permitted 
companies.

 Keep 
maintenance 
records on site.

 For a list of oil/grease recycling 
companies, contact the CIWMB at www.
ciwmb.ca.gov/foodwaste/render.htm or 
contact your local sanitation district.

Minor Spill Cleanup
 Always use dry cleanup methods, such 

as a rag, damp mop or broom.

 Never hose a spill into the street, gutter 
or storm drain.

Dumpster Cleanup
 Pick up all 

debris around 
the dumpster.

 Always keep 
the lid on 
the dumpster 
closed.

 Never pour liquids into the dumpster 
or hose it out.

Floor Mat Cleaning
 Sweep the floor mats 

regularly, discarding 
the debris into the 
trash.

 Hose off the mats 
in a mop sink, at a 
floor drain, or in an 
outdoor area that can 
contain the water.

 Never hose the mats in an area where 
the wastewater can flow to the street, 
gutter or storm drain.

Washwater Disposal
 Dispose of washwater in a mop sink or 

an area with a floor drain.

 Never dispose of 
washwater in the street, 
gutter or storm drain.

Major Spill Cleanup
 Have spill containment and clean-

up kits readily available, and train all 
employees on how to use them.

 Immediately contain and clean the spill 
using dry methods.

 If the spill leaves your site, call (714) 
567-6363.  
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Appendix B: Existing and Proposed Maps 
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Appendix C: LID BMP Calculations and Details 
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Capture Efficiency Method for Bioretention with Underdrains Per the OC TGD

Drainage 

Area ID
TDA (ac) % Imp

Design 

Capture 

Storm 

Depth (in)

Runoff 

Coefficien

t, (C)

Design 

Volume (ft
3
)

Fraction 

of DCV 

per Figure

KDESIGN 

(in/hr)

Bioretention 

Ponding 

Depth, dp (ft)

Ponding 

Area 

Drawdown 

Time, DDP 

(hr)

Bioretention 

Media Depth, 

dm (ft)

Bioretention 

media 

porosity, nm

Bioretention 

Gravel Depth, 

dg (ft)

Bioretention 

gravel 

porosity, ng

Required 

Infiltrating 

Area (sf)

BMP 

VOLUME 

(cf)

7 0.20 36% 0.7 0.42 213 0.275 2.5 0.50 2.4 2.00 0.25 1 0.33 117 274

8 0.35 50% 0.7 0.53 467 0.275 2.5 0.50 2.4 2.00 0.25 1 0.33 257 598

9 0.46 95% 0.7 0.86 1,008 0.275 2.5 0.50 2.4 2.00 0.25 1 0.33 554 1,292

10 0.67 90% 0.7 0.83 1,405 0.275 2.5 0.50 2.4 2.00 0.25 1 0.33 772 1,800
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                                                              MWS – Linear 

                              Hybrid Stormwater Filtration System

                                        SPECIFICATIONS

                              
Modular Wetland Systems, Inc.                                                                 www.modularwetlands.com
P.O. Box 869                                                                                                                            P 760-433-7640
Oceanside, CA  92049                                                                                                          F 760-433-3179
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MWS – Linear  
Hybrid Stormwater Filtration System 

 
     Save valuable space with small 

otprint for urban sites. 

 
d tropical 

ndscape plants. 

er and 
ss expensive maintenance 

ystem 

unoff is 

 in 

d 

ischarge chamber the rate of discharge is controlled by valves set to a desired rate”. 

ested Pollutant Removal Efficiencies: 

 

fo
 
Improve BMP aesthetics with
attractive native an
la
 
Reduce lifetime costs with saf
le
 
“The MWS – Linear hybrid stormwater 

treatment system is described as a self contained treatment train. This system utilizes an 
innovative combination of l treatment processes. Stormwater runoff flows into the s
via pipe or curb/grate type catch basin opening. Polluted runoff first encounters a 
screening device to remove larger pollutants and then enters a hydrodynamic separation 
chamber which settles out the sediments and larger suspended solids. Next the r
treated by a revolutionary filter media, BioMediaGREEN that removes fines and 
associated pollutants, including bacteria. From there runoff enters of bioretention filter
the form of a subsurface flow vegetated gravel wetland. Within the wetland physical, 
chemical, and biological mechanisms remove the remaining particulate and dissolve
pollutants. The purified runoff leaves the system via the discharge chamber. In the 
d
 
T  
 

Removal 

Di d 

Removal 

D  

Removal 
TPH Removal Removal 

TSS ssolve
Lead 

issolved
Copper E. coli Turbidity 

98% 81% 92% 99% 60.2% 92% 

 
  
 

“Nature and Harmony Working Together in Perfect Harmony” 
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SPECIFICATIONS – MWS- LINEAR 

gaged in the engineering design and 
roduction of treatment systems for stormwater.  

 

 treat the entire water quality 
olume when used with pre-storage and properly sized.  

ls. 
g 

 ¾” x 1 

nels are 

g 
 

ted of UV protected/marine grade 
berglass and stainless steel hinge and mount.   

uires 
tails of this are provided in the installation section of the 

WS-Linear Design Kit.  
 

 
Track Record:   The MWS- Linear Hybrid Stormwater Treatment System is 
manufactured by a company whom is regularly en
p
 
Coverage:  The MWS- Linear is designed to treat the water quality volume or water
quality flow. For flow based design, high flow bypass is internal, for volume based 
design, high flow bypass is external and prior to pre-detention system.  For offline 
volume based designs the MWS - Linear has the ability to
v
 
Non-Corrosive Materials:  The MWS – Linear is designed with non-corrosive materia
All internal piping is SD35 PVC. Catch basin filter components, including mountin
hardware, fasteners, support brackets, filtration material, and support frame are 
constructed of non-corrosive materials (316 stainless steel, and UV protected/marine 
grade fiberglass). Fasteners are stainless steel. Primary filter mesh is 316 stainless steel 
welded screens. Filtration basket screens for coarse, medium and fine filtration is
¾“expanded, 10 x 10 mesh, and 35 x 35 mesh, respectively. No polypropylene, 
monofilament netting or fabrics shall be used in this system. Media Protective Pa
constructed of UV protected/marine grade fiberglass. Mounts are constructed of 
stainless steel. BioMediaGREEN is an inert rock substrate and is non-corrosive. 
Perimeter filter structure is constructed of lightweight injection molded plastic. Mountin
brackets are constructed of SD40 PVC and are mounted with 3/8” diameter stainless
steel redheads. Drain down filter cover is construc
fi
 
Weight: Each complete unit weighs approximately 29,000 to 40,000 pounds and req
a boom crane to install. De
M

G-63



 
Transportation: The Modular Wetland System – Linear is designed to be transported
a standard flat bed t

 on 
ruck. The unit easily fits on a flat bed truck without the need of 

pecial permitting.  

 
d 

noff can enter the system through a pipe, and/or a 
uilt in curb or grate type opening. 

etland System – Linear is completely passive and 
quires no external energy sources.  

he 

tation. As a precaution a footing can 
lso be built into the systems concrete structure. 

re 

 

o slippage, breaking, or tearing. All filters are warranted for a minimum of five (5) years. 

e 

hydrocarbon removal abilities. Within the wetland filter biological processes capture and 

s
 
Alternative Technology Configurations: The Modular Wetland System – Linear is 
modular is design. Each module will be up to 22 feet long and 5 feet wide. The system 
can be made in lengths varying from 13 to 100s of feet long. For lengths longer than 22
feet the system will shipped in modules and assembled on site. The Modular Wetlan
System – Linear has many alternative configurations. This allows the system to be 
adapted to many site conditions. Ru
b
 
Energy Requirements: The Modular W
re
 
Buoyancy Issues: Buoyancy is only a an issue when ground water levels rise above t
bottom of the Modular Wetland System – Linear’s concrete structure. With 8.5 cubic 
yards of wetland media there is no concern of floa
a
 
Durability: The structure of the box will be precast concrete. The concrete will be 28 day 
compressive strength fc = 5,000 psi. Steel reinforcing will be ASTM A – C857. Structu
will support an H20 loading as indicted by AASHTO.  The joint between the concrete 
sections will ship lap and joint sealed with ram-nek. Filter (excluding oil absorbent media)
and support structures are of proven durability. The filter and mounting structures are of 
sufficient strength to support water, sediment, and debris loads when the filter is full, with 
n
 
Oil Absorbent Media: The MWS – Linear utilizes both physical and biological 
mechanisms to capture and filter oil and grease. A skimmer and boom system will b
positioned on the internal perimeter of the catch basin insert.  The primary filtration 
media, BioMediaGreen, utilized in the perimeter and drain down filters, has excellent 
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break down oil and grease. Much of the breakdown and transformation of oil and grease 

 performed by natural occurring bacteria. 

n system. For 
eak flows that exceed internal bypass capacity, external bypass is use.  

 for internally bypassed flows. External bypass will bypass of 
eatment processes.  

ze. Annual 

een and quarter-scale 
boratory tests on the MWS – Linear flow based system.   

 

POLLUTANT 
FICIENCY 

is
 
Overflow Protection:  The grate and curb type MWS – Linear are designed with an 
internal bypass consisting of two SD PVC pipes which direct high flows around the 
perimeter and wetland filter, directly into the discharge chamber.  For the volume based 
vault type configuration, bypass should be located prior to the pre-detentio
p
 
Filter Bypass: Runoff will bypass filtration (BioMediaGREEN and wetland filter) 
components of the MWS - Linear. The system will still provide screening and settling 
during higher flow rates
tr
 
Pollutant Removal Efficiency: The MWS - Linear is capable of removing over 90% of the 
net annual total suspended solids (TSS) load based on a 20-micron particle si
TSS removal efficiency models are based on documented removal efficiency 
performance from full-scale laboratory tests on BioMediaGr
la

REMOVAL 
EF

Trash & Litter  99% 

TPH (mg/L) 99% 

TSS (mg/L) 98% 

E. Coli (MPN/100ml) 60% 

Turbidity (NTU) 92% 

Dissolved Metals (mg/L) 76% 

 
Non-Scouring:   During heavy storm events the runoff bypasses perimeter and wetland 
lter components.  The system will not re-suspend solids at design flows.  

 

rticle 
diameter = 19 microns 
Sil-Co-Sil 106. Mean pa

fi
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Uniqueness: The Modular Wetland System – Linear is a complete self contain
treatment train that incorporates capture, screening, sedimentation, filtration, 
bioretention, high flow bypass, and flow control into a single modular structure. This
system provides four stages of treatment making it the only 4 stage treatment train 
stormwater filtration system, therefore making it unique to the industry. Other s
not incorporate all the necessary attributes to make it a complete stormwater 
management device as

ed 

 

ystems do 

 with the Modular Wetland System – Linear. Therefore, no equal 
xists for this system.  

ter management system no external 
retreatment of preconditioning is necessary. 

 

PECIFICATIONS – BioMediaGREEN 

 
se 

nd is also biodegradable. It is stable with no 
nown adverse environmental effects. 

injection) studies have 
hown that the products disappear very rapidly from the lung. 

dies that show no relation between inhalation exposure 
nd the development of tumors. 

 

e
 
Pretreatment & Preconditioning: Since the Modular Wetland System – Linear is a 
complete capture and treatment train stormwa
p
 

 

S
 
BioMediaGREEN is a proprietary engineered filter media. Made of a unique combination
of the inert naturally occurring material this product is non-combustible and do not po
a fire hazard, stable and non-reactive, a
k
 
This product has been tested in long-term carcinogenicity studies [inhalation and 
intraperitoneal injection (i.p.)] with no significant increase in lung tumors or abdominal 
tumors. Short-term biopersistent (inhalation and intra-tracheal 
s
 
In October 2001, IARC classified this product as Group 3, "not classifiable as to its 
carcinogenicity to humans". The 2001 decision was based on the latest epidemiological 
studies and animal inhalation stu
a
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The product can typically be disposed of in an ordinary landfill (local regulations may 
apply). If you are unsure of the regulations, contact your local Public Health Department 

r the local office of the Environmental Protection Agency (EPA). 

nt 
REEN 

ut 
ut filters, catch basin inserts, 

ater polishing units, and hydrodynamic separators.  

ve Materials:   The BioMediaGreen material is made of non-corrosive 
aterials.   

 

MediaGREEN material has been tested through 
gorous flow and loading conditions.  

has been proven to capture and 
tain hydrocarbons.   

and 
liage, sediments, TSS, particulate and dissolved 

etals, nutrients, and bacteria.  

le 

o
 
Coverage:  When properly installed BioMediaGREEN Filter Blocks provide sufficie
contact time, at rated flows, of passing contaminate water. The BioMediaG
material will capture and retain most pollutants that pass through it.  The 
BioMediaGREEN material is made of a proprietary blend of inert substances. The 
BioMediaGREEN Filter Blocks can be used in different treatment devices, including b
not limited to flume filters, trench drain filters, downspo
w
 
Non-Corrosi
m
 
Durability:  The BioMediaGREEN material has been chosen for its proven durability, with 
an expected life of 2 plus years. The BioMediaGREEN material is of sufficient strength to
support water, sediment, and debris loads when the media is at maximum flow; with no 
slippage, breaking, or tearing. The Bio
ri
 
Oil Absorbent Media:   The BioMediaGREEN material 
re
 
Pollutant Removal Efficiency:   The BioMediaGREEN Filter Blocks are designed to 
capture high levels of Hydrocarbons including but not limited to oils & grease, gasoline, 
diesel, and PAHs. BioMediaGREEN Filter Blocks have the physical ability to block 
filter trash and litter, grass and fo
m
 
BioMediaGREEN technology is based on a proprietary blend of synthetic inert natural 
substances aimed at removal of various stormwater pollutants. BioMediaGREEN was 
created to have a very porous structure capable of selectively removing pollutants whi
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allowing high flow through rates for water. As pollutants are captured by its structure, 

ioMediaGREEN captures most pollutants and maintains porosity and filtering 

rge percentage of TSS, hydrocarbons, nutrients, and heavy metals. Microbial reduction 
ary depending on colony size, flow rates and site specific conditions. 

 

REMOVAL 
EFFICIENCY 

B
capabilities. 
 
Field and laboratory tests have confirmed the BioMediaGREEN capability to capture 
la
efficiency will v

POLLUTANT 

Oil & Grease (mg/L) 90% 

TPH (mg/L) 99% 

TSS (mg/L) 85% 

Turbidity  (NTU) 99% 

Total Phosphorus (mg/L) 69.6% 

Dissolved Metals (mg/L) 75.6% 

 
Replacement:  Removal and replacement of the blocks is simple. Remove blocks from 
ltration system. Replace with new block of equal size. 

 
 

Sil-Co-Sil 106. Mean particle 
diameter = 19 microns 

fi
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DA 1

1 Enter the time of concentration, Tc (min) (See Appendix IV.2) Tc= 10.4

2
Using Figure III.4, determine the design intensity at which

the estimated time of concentration (Tc) achieves 80% capture

efficiency, I1 I1= 0.234 in/hr

3
Enter the effect depth of provided HSCs upstream, dHSC

(inches) (Worksheet A) dHSC= 0.000 inches

4
Enter capture efficiency corresponding to dHSC, Y2

(Worksheet A) Y2= 0%

5

Using Figure III.4, determine the design intensity at which

the time of concentration (Tc) achieves the upstream capture

efficiency(Y2), I2 I2= 0 in/hr

6
Determine the design intensity that must be provided by

BMP, Idesign= I1-I2 Idesign= 0.234

1 Enter Project area tributary to BMP (s), A (acres) A= 1.44 acres

2 Enter Project Imperviousness, imp (unitless) imp= 0.90

3 Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 Calculate design flowrate, Qdesign= (C x idesign x A) Qdesign= 0.278 cfs

Step 1: Determine the design capture storm depth used for calculating volume

Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Step 2: Calculate the design flowrate

Supporting Calculations

Describe system: MWS-L-8-12C with treatment capacity of 0.346 cfs.
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DA 2

1 Enter the time of concentration, Tc (min) (See Appendix IV.2) Tc= 8.7

2
Using Figure III.4, determine the design intensity at which

the estimated time of concentration (Tc) achieves 80% capture

efficiency, I1 I1= 0.245 in/hr

3
Enter the effect depth of provided HSCs upstream, dHSC

(inches) (Worksheet A) dHSC= 0.000 inches

4
Enter capture efficiency corresponding to dHSC, Y2

(Worksheet A) Y2= 0%

5

Using Figure III.4, determine the design intensity at which

the time of concentration (Tc) achieves the upstream capture

efficiency(Y2), I2 I2= 0 in/hr

6
Determine the design intensity that must be provided by

BMP, Idesign= I1-I2 Idesign= 0.245

1 Enter Project area tributary to BMP (s), A (acres) A= 0.78 acres

2 Enter Project Imperviousness, imp (unitless) imp= 0.90

3 Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 Calculate design flowrate, Qdesign= (C x idesign x A) Qdesign= 0.158 cfs

Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Step 1: Determine the design capture storm depth used for calculating volume

Step 2: Calculate the design flowrate

Supporting Calculations

Describe system: MWS-L-4-17C with treatment capacity of 0.206 cfs.
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DA 3

1 Enter the time of concentration, Tc (min) (See Appendix IV.2) Tc= 13

2
Using Figure III.4, determine the design intensity at which

the estimated time of concentration (Tc) achieves 80% capture

efficiency, I1 I1= 0.214 in/hr

3
Enter the effect depth of provided HSCs upstream, dHSC

(inches) (Worksheet A) dHSC= 0.000 inches

4
Enter capture efficiency corresponding to dHSC, Y2

(Worksheet A) Y2= 0%

5

Using Figure III.4, determine the design intensity at which

the time of concentration (Tc) achieves the upstream capture

efficiency(Y2), I2 I2= 0 in/hr

6
Determine the design intensity that must be provided by

BMP, Idesign= I1-I2 Idesign= 0.214

1 Enter Project area tributary to BMP (s), A (acres) A= 1.46 acres

2 Enter Project Imperviousness, imp (unitless) imp= 0.90

3 Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 Calculate design flowrate, Qdesign= (C x idesign x A) Qdesign= 0.258 cfs

Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Step 1: Determine the design capture storm depth used for calculating volume

Step 2: Calculate the design flowrate

Supporting Calculations

Describe system: MWS-L-8-12C with treatment capacity of 0.346 cfs.
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DA 4

1 Enter the time of concentration, Tc (min) (See Appendix IV.2) Tc= 7.6

2
Using Figure III.4, determine the design intensity at which

the estimated time of concentration (Tc) achieves 80% capture

efficiency, I1 I1= 0.245 in/hr

3
Enter the effect depth of provided HSCs upstream, dHSC

(inches) (Worksheet A) dHSC= 0.000 inches

4
Enter capture efficiency corresponding to dHSC, Y2

(Worksheet A) Y2= 0%

5

Using Figure III.4, determine the design intensity at which

the time of concentration (Tc) achieves the upstream capture

efficiency(Y2), I2 I2= 0 in/hr

6
Determine the design intensity that must be provided by

BMP, Idesign= I1-I2 Idesign= 0.245

1 Enter Project area tributary to BMP (s), A (acres) A= 1.08 acres

2 Enter Project Imperviousness, imp (unitless) imp= 0.90

3 Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 Calculate design flowrate, Qdesign= (C x idesign x A) Qdesign= 0.218 cfs

Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Step 1: Determine the design capture storm depth used for calculating volume

Step 2: Calculate the design flowrate

Supporting Calculations

Describe system: MWS-L-4-19C with treatment capacity of 0.237 cfs.
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DA 5

1 Enter the time of concentration, Tc (min) (See Appendix IV.2) Tc= 8.6

2
Using Figure III.4, determine the design intensity at which

the estimated time of concentration (Tc) achieves 80% capture

efficiency, I1 I1= 0.2435 in/hr

3
Enter the effect depth of provided HSCs upstream, dHSC

(inches) (Worksheet A) dHSC= 0.000 inches

4
Enter capture efficiency corresponding to dHSC, Y2

(Worksheet A) Y2= 0%

5

Using Figure III.4, determine the design intensity at which

the time of concentration (Tc) achieves the upstream capture

efficiency(Y2), I2 I2= 0 in/hr

6
Determine the design intensity that must be provided by

BMP, Idesign= I1-I2 Idesign= 0.2435

1 Enter Project area tributary to BMP (s), A (acres) A= 1.16 acres

2 Enter Project Imperviousness, imp (unitless) imp= 0.90

3 Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 Calculate design flowrate, Qdesign= (C x idesign x A) Qdesign= 0.233 cfs

Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Step 1: Determine the design capture storm depth used for calculating volume

Step 2: Calculate the design flowrate

Supporting Calculations

Describe system:  MWS-L-4-19C with treatment capacity of 0.237 cfs.
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DA 6

1 Enter the time of concentration, Tc (min) (See Appendix IV.2) Tc= 12.9

2
Using Figure III.4, determine the design intensity at which

the estimated time of concentration (Tc) achieves 80% capture

efficiency, I1 I1= 0.218 in/hr

3
Enter the effect depth of provided HSCs upstream, dHSC

(inches) (Worksheet A) dHSC= 0.000 inches

4
Enter capture efficiency corresponding to dHSC, Y2

(Worksheet A) Y2= 0%

5

Using Figure III.4, determine the design intensity at which

the time of concentration (Tc) achieves the upstream capture

efficiency(Y2), I2 I2= 0 in/hr

6
Determine the design intensity that must be provided by

BMP, Idesign= I1-I2 Idesign= 0.218

1 Enter Project area tributary to BMP (s), A (acres) A= 0.79 acres

2 Enter Project Imperviousness, imp (unitless) imp= 0.90

3 Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 Calculate design flowrate, Qdesign= (C x idesign x A) Qdesign= 0.142 cfs

Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Step 1: Determine the design capture storm depth used for calculating volume

Step 2: Calculate the design flowrate

Supporting Calculations

Describe system: MWS-L-4-13C with treatment capacity of 0.144 cfs.
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DA 11

1 Enter the time of concentration, Tc (min) (See Appendix IV.2) Tc= 7.5

2
Using Figure III.4, determine the design intensity at which

the estimated time of concentration (Tc) achieves 80% capture

efficiency, I1 I1= 0.247 in/hr

3
Enter the effect depth of provided HSCs upstream, dHSC

(inches) (Worksheet A) dHSC= 0.000 inches

4
Enter capture efficiency corresponding to dHSC, Y2

(Worksheet A) Y2= 0%

5

Using Figure III.4, determine the design intensity at which

the time of concentration (Tc) achieves the upstream capture

efficiency(Y2), I2 I2= 0 in/hr

6
Determine the design intensity that must be provided by

BMP, Idesign= I1-I2 Idesign= 0.247

1 Enter Project area tributary to BMP (s), A (acres) A= 0.53 acres

2 Enter Project Imperviousness, imp (unitless) imp= 0.90

3 Calculate runoff coefficient, C= (0.75 x imp) + 0.15 C= 0.83

4 Calculate design flowrate, Qdesign= (C x idesign x A) Qdesign= 0.108 cfs

Worksheet D: Capture Efficiency Method for Flow-Based BMPs

Step 1: Determine the design capture storm depth used for calculating volume

Step 2: Calculate the design flowrate

Supporting Calculations

Describe system: Katchall WQ Basin (tree well catch basin)
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Appendix D: BMP Operations and Maintenance 
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Models / Sizes / Filtration Flow-Rates   (Most specified – several other sizes are available / each series)  
Independent 3rd party testing has demonstrated (unobstructed) capture / filtration @ 181.8-inches / hour 

  
Series  
Model 

Dimensions 
L x W x D 

Rear Discharge 
GPM 

Rear Discharge  
Cfs 

Side Discharge  
GPM 

Side Discharge 
Cfs 

      
400 Series      
4-4-4 4 x 4 x 4 41.9 5.6 43.9 5.8 
      
600 Series      
6-4-4 6 x 4 x 4 63.6 8.5 45.6 6.1 
6-6-4 6 x 6 x 4 68.8 9.2 50.9 6.8 
      
800 Series      
8-4-4 8 x 4 x 4 83.8 11.2 49.4 6.6 
8-6-4 8 x 6 x 4 91.3 12.2 92.0 12.3 
      
1000 Series      
10-4-4 10 x 4 x 4 103.9 13.9 53.1 7.1 
10-6-4 10 x 6 x 4 123.4 16.5 106.2 14.2 
      
1200 Series      
12-4-4 12 x 4 x 4 124.9 16.7 56.9 7.6 
12-6-4 12 x 6 x 4 148.1 19.8 114.4 15.3 
      
1400 Series      
14-4-4 14 x 4 x 4 145.9 19.5 61.3 8.2 
14-6-4 14 x 6 x 4 173.5 23.2 122.7 16.4 
      
1600 Series      
16-4-4 16 x 4 x 4 166.8 22.3 65.1 8.7 
16-6-4 16 x 6 x 4 197.5 26.4 130.2 17.4 
      
1800 Series      
18-4-4 18 x 4 x 4 187.8 25.1 68.8 9.2 
18-6-4 18 x 6 x 4 222.9 29.8 137.6 18.4 
      
2000 Series      
20-4-4 20 x 4 x 4 208.7 27.9 72.6 9.7 
20-6-4 20 x 6 x 4 247.6 33.1 145.9 19.5     
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Single Grate Configuration  
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Maintenance Guidelines for  

Modular Wetland System - Linear 
 
 

Maintenance Summary 
 
o Remove Trash from Screening Device – average maintenance interval is 6 to 12 months.  

  (5 minute average service time). 
o Remove Sediment from Separation Chamber – average maintenance interval is 12 to 24 months. 

 (10 minute average service time).  
o Replace Cartridge Filter Media – average maintenance interval 12 to 24 months. 

  (10-15 minute per cartridge average service time). 
o Replace Drain Down Filter Media – average maintenance interval is 12 to 24 months. 

 (5 minute average service time).  
o Trim Vegetation – average maintenance interval is 6 to 12 months. 

  (Service time varies).  
 

System Diagram 
 
 
 
 
 
 
 
 
 
 
 
  
 
 

 

Access to screening device, separation 
chamber and cartridge filter 

Access to drain 
down filter 

Pre-Treatment  
Chamber 

Biofiltration Chamber 

Discharge  
Chamber 

Outflow 
Pipe 

Inflow Pipe 
(optional) 
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Maintenance Procedures  
 

Screening Device 
 

1. Remove grate or manhole cover to gain access to the screening device in the Pre-
Treatment Chamber. Vault type units do not have screening device. Maintenance 
can be performed without entry.   

2. Remove all pollutants collected by the screening device.  Removal can be done 
manually or with the use of a vacuum truck.  The hose of the vacuum truck will not 
damage the screening device.  

3. Screening device can easily be removed from the Pre-Treatment Chamber to gain 
access to separation chamber and media filters below. Replace grate or manhole 
cover when completed. 

 
Separation Chamber 
 

1. Perform maintenance procedures of screening device listed above before 
maintaining the separation chamber.  

2. With a pressure washer spray down pollutants accumulated on walls and cartridge 
filters.  

3. Vacuum out Separation Chamber and remove all accumulated pollutants. Replace 
screening device, grate or manhole cover when completed. 
 

Cartridge Filters 
 

1. Perform maintenance procedures on screening device and separation chamber 
before maintaining cartridge filters.  

2. Enter separation chamber. 
3. Unscrew the two bolts holding the lid on each cartridge filter and remove lid. 
4. Remove each of 4 to 8 media cages holding the media in place.   
5. Spray down the cartridge filter to remove any accumulated pollutants. 
6. Vacuum out old media and accumulated pollutants.  
7. Reinstall media cages and fill with new media from manufacturer or outside 

supplier. Manufacturer will provide specification of media and sources to purchase.  
8. Replace the lid and tighten down bolts. Replace screening device, grate or 

manhole cover when completed.  
 
Drain Down Filter 
 

1. Remove hatch or manhole cover over discharge chamber and enter chamber.  
2. Unlock and lift drain down filter housing and remove old media block. Replace with 

new media block. Lower drain down filter housing and lock into place.  
3. Exit chamber and replace hatch or manhole cover.  
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Maintenance Notes 
 

 
1. Following maintenance and/or inspection, it is recommended the maintenance 

operator prepare a maintenance/inspection record.  The record should include any 
maintenance activities performed, amount and description of debris collected, and 
condition of the system and its various filter mechanisms.  
 

2. The owner should keep maintenance/inspection record(s) for a minimum of five 
years from the date of maintenance.  These records should be made available to 
the governing municipality for inspection upon request at any time. 
 

3. Transport all debris, trash, organics and sediments to approved facility for disposal 
in accordance with local and state requirements. 
 

4. Entry into chambers may require confined space training based on state and local 
regulations.  
 

5. No fertilizer shall be used in the Biofiltration Chamber.  
 

6. Irrigation should be provided as recommended by manufacturer and/or landscape 
architect. Amount of irrigation required is dependent on plant species. Some plants 
may require irrigation.  
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Maintenance Procedure Illustration 
 
 
 

 
Screening Device  
 
The screening device is located directly 
under the manhole or grate over the  
Pre-Treatment Chamber. It’s mounted  
directly underneath for easy access 
and cleaning. Device can be cleaned by 
hand or with a vacuum truck.  
 
 
 
 
 
 
 
Separation Chamber 
 
The separation chamber is located 
directly beneath the screening device.  
It can be quickly cleaned using a  
vacuum truck or by hand. A pressure 
washer is useful to assist in the  
cleaning process. 
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Cartridge Filters 
 
The cartridge filters are located in the  
Pre-Treatment chamber connected to  
the wall adjacent to the biofiltration  
chamber. The cartridges have  
removable tops to access the  
individual media filters. Once the 
cartridge is open media can be 
easily removed and replaced by hand  
or a vacuum truck.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Drain Down Filter 
 
The drain down filter is located in the  
Discharge Chamber. The drain filter 
unlocks from the wall mount and hinges 
up. Remove filter block and replace with  
new block.   
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Trim Vegetation 
 
Vegetation should be maintained in the 
same manner as surrounding vegetation 
and trimmed as needed. No fertilizer shall  
be used on the plants. Irrigation 
per the recommendation of the  
manufacturer and or landscape  
architect. Different types of vegetation 
requires different amounts of  
irrigation.  
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Inspection Form 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Modular Wetland System, Inc. 
P. 760.433-7640 
F. 760-433-3176 

E. Info@modularwetlands.com 
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For Office Use Only

(city) (Zip Code) (Reviewed By)

Owner / Management Company 
(Date)

Contact Phone (               ) _

Inspector Name  Date                   / / Time AM / PM

Weather Condition    Additional Notes

Yes

Depth:

Yes No

Modular Wetland System Type (Curb, Grate or UG Vault): Size (22', 14' or etc.):  

Other Inspection Items:

 Storm Event in Last 72-hours?           No          Yes           Type of Inspection             Routine               Follow Up                 Complaint                  Storm

Office personnel to complete section to 
the left.

2972 San Luis Rey Road, Oceanside, CA 92058     P (760) 433-7640     F (760) 433-3176

Inspection Report                              
Modular Wetlands System      

        

Is the filter insert (if applicable) at capacity and/or is there an accumulation of debris/trash on the shelf system?

Does the cartridge filter media need replacement in pre-treatment chamber and/or discharge chamber?

Any signs of improper functioning in the discharge chamber?  Note issues in comments section.

Chamber:

Is the inlet/outlet pipe or drain down pipe damaged or otherwise not functioning properly?

Structural Integrity:

Working Condition:
Is there evidence of illicit discharge or excessive oil, grease, or other automobile fluids entering and clogging the
unit?

Is there standing water in inappropriate areas after a dry period?

Damage to pre-treatment access cover (manhole cover/grate) or cannot be opened using normal lifting 
pressure?
Damage to discharge chamber access cover (manhole cover/grate) or cannot be opened using normal lifting 
pressure?

Does the MWS unit show signs of  structural deterioration (cracks in the wall, damage to frame)?

Project Name   

Project Address 

Inspection Checklist

CommentsNo

Does the depth of sediment/trash/debris suggest a blockage of the inflow pipe, bypass or cartridge filter?  If yes, 
specify which one in the comments section.  Note depth of accumulation in in pre-treatment chamber.

Is there a septic or foul odor coming from inside the system?

Is there an accumulation of sediment/trash/debris in the wetland media (if applicable)?

Is it evident that the plants are alive and healthy (if applicable)? Please note Plant Information below.

Sediment / Silt / Clay

Trash / Bags / Bottles

Green Waste / Leaves / Foliage

Waste: Plant Information

No Cleaning Needed

Recommended Maintenance

Additional Notes:

Damage to Plants

Plant Replacement

Plant Trimming

Schedule Maintenance as Planned

Needs Immediate Maintenance
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Maintenance Report 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Modular Wetland System, Inc. 
P. 760.433-7640 
F. 760-433-3176 

E. Info@modularwetlands.com 
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For Office Use Only

(city) (Zip Code) (Reviewed By)

Owner / Management Company 
(Date)

Contact Phone (               ) _

Inspector Name   Date                   / / Time AM / PM

Weather Condition    Additional Notes

Site 
Map #

Comments:

2972 San Luis Rey Road, Oceanside, CA 92058 P. 760.433.7640 F. 760.433.3176

Inlet and Outlet 
Pipe Condition

Drain Down Pipe 
Condition

Discharge Chamber 
Condition

Drain Down Media 
Condition

Plant Condition

Media Filter 
Condition

Long:

MWS 
Sedimentation 

Basin

Total Debris 
Accumulation

Condition of Media  
25/50/75/100      

(will be changed    
@ 75%)

Operational Per 
Manufactures' 
Specifications           
(If not, why?)

Lat: MWS             
Catch Basins

GPS Coordinates     
of Insert

Manufacturer / 
Description / Sizing

Trash 
Accumulation

Foliage 
Accumulation

Sediment 
Accumulation

Type of Inspection             Routine               Follow Up                 Complaint                  Storm  Storm Event in Last 72-hours?            No           Yes           

Office personnel to complete section to 
the left.

Project Address 

Project Name   

Cleaning and Maintenance Report     
Modular Wetlands System
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Appendix E: Base Map of Drainage Facilities in Orange County 
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Veneklasen Associates 
Consultants in Acoustics | AV | IT | Environmental Noise 

 
 

              1711 Sixteenth Street        Santa Monica California 90404         tel: 310.450.1733        fax: 310.396.3424         www.veneklasen.com 
 

Revised: February 27, 2015 
Original: December 26, 2014 
 
Westport Properties, Inc. 
US Storage Centers 
2201 Dupont Drive, Suite 700 
Irvine, California 92612 
 
Attention: Jamie Alai 
 
Subject:  Westside Gateway 
  17th and Pomona 

Costa Mesa, California 
  Exterior Facade Acoustical Design 
  VA Project # 5806-001 
 
Dear Jamie: 
 
Veneklasen Associates (VA) has completed our acoustical review of the Westside Gateway Development Site 
located in Costa Mesa, California.  This report represents the results of our findings.   
 
1.0 INTRODUCTION 
 

This study was conducted to determine the impact of the exterior noise sources on the Westside 
Gateway Residential Development.  VA’s scope of work included calculating the exterior noise levels 
impacting the site and determining the method, if any, required to lower the exterior sound levels to 
meet the applicable code.  The results of VA’s analysis are presented in this report. 

 
The project reviewed consists of the development of 24 three-story townhome buildings containing 
135 units and 42 detached live/work units.  The project site is bounded by Pomona Avenue to the 
west, 17th Street to the north, and residential and commercial properties to the east and south. 

 
2.0  NOISE CRITERIA 

 
CNEL is the 24-hour equivalent sound pressure level in which the nighttime noise levels, occurring 
between the hours of 10 pm and 7 am, are weighted by adding 10 dB of sound level to the measured 
hourly average, and 5 dB for the hours between 7pm and 10pm.  Since this is a 24 hour metric, single 
event noise levels (truck pass-bye, bus, trains, etc.) are smoothed over the time frame meaning that 
the single event noise levels are not as prominent in the analysis. 
 
Leq (equivalent continuous sound level) is defined as the steady sound pressure level which, over a 
given period of time, has the same total energy as the actual fluctuating noise. 
 

2.1 State of California Building Code  
  

The California State Building Code (CBC) states that “residential structures to be located where the 
CNEL exceeds 60 dB shall require an acoustical analysis showing that the proposed design will limit 
exterior noise to the prescribed allowable interior level.”  The CBC defines the interior noise limit of 45 
CNEL in any habitable room.  Furthermore, “if interior allowable noise levels are met by requiring that 
windows be unopenable or closed, the design for the structure must also specify a ventilation or air-
conditioning system to provide a habitable interior environment.”  
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2.2 City of Costa Mesa Noise Element 
 

The Noise and Land Use Compatibility Matrix included within the City of Costa Mesa Noise Element 
states that residential multi-family projects with impacts less than 65 CNEL are normally acceptable 
meaning that the “specified land use is satisfactory, based upon the assumption that any buildings 
involved are of normal conventional construction, without any special noise insulation requirements.”   

For impacts between 65-75 CNEL, an acoustical analysis is required and noise insulation features to 
meet the noise requirements should be included in the design.  Fresh air supply systems or air 
conditioning are required.  

The City of Costa Mesa Noise Element requires that the interior noise levels not exceed 45 CNEL with 
windows closed.  If the interior noise level exceeds 45 CNEL with windows open, then a mechanical 
ventilating system or other means of natural ventilation shall be provided.   

The exterior noise standard for the City of Costa Mesa is 65 CNEL.  This applies to backyards and 
balconies greater than 6 feet deep. 

 
3.0  EXTERIOR NOISE MEASUREMENTS 
 
3.1 Noise Measurements 

Vehicular movement on the surrounding streets is the dominant exterior sound source affecting the 
site.  A site visit was performed to complete acoustical measurements of the existing sound exposure.  
VA performed noise measurements on the project site on Thursday, December 18, 2014.  VA utilized a 
Bruel & Kjaer 2260 Type I sound level meter.  Each measurement period was approximately 15 
minutes.  Temperature was approximately 65 degrees, and humidity levels were typical for the 
season.  Table 1 and Figure 1 shows the location and summary of the noise measurements.  The CNEL 
levels were estimated from the measurements. 
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Table 1 – Measured Sound Levels 

Location  Time Noise Source 
Exterior Sound Level, dBA 

Leq Lmax L1 L10 L50 CNEL 

Position 1 2:58pm-3:15pm 17th Street/ 
Pomona Avenue 72 92 83 74 69 74 

Position 2 1:59pm-2:15pm 17th Street 71 90 81 74 68 73 
Position 3 11:52am-12:10pm Pomona Avenue 64 84 76 68 55 66 
Position 4 2:41pm-2:52pm Superior Avenue 62 74 69 65 60 64 

Position 5 1:10pm-1:22pm 17th Street/ 
Superior Avenue 56 69 63 59 55 58 

 
Figure 1 – Aerial View of Project Site Showing Measurement Locations 

 
 

3.2 Computer Modeling 

VA has utilized the Traffic Noise Model computer software program developed by the FHWA (Federal 
Highway Administration) in order to predict vehicular noise levels at various locations.  The primary 
purpose of the computer model was to determine how the noise environment will change due to 
traffic and site changes.  Modeling parameters are shown in Appendix I.  

Current and future traffic conditions were obtained from the Traffic Impact Analysis Report by 
ArgoTech, dated December 9, 2014.   

3.3 Overall Exterior Exposure 
 
Based on our measurements, the computer model, and the project site plan provided by the Client, 
VA calculated the noise levels at various locations within the project site.  The predicted levels at the 

Pos 3 

Pos 1 Pos 2 

Pos 5 

Pos 4 
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exterior facades of the building are different from the actual measurement locations.  This is due to 
level corrections due to distance from the noise source to receiver.  Additionally, modeling using 
FHWA parameters using the Orange County traffic mix for Arterials does not account for bus pass-bys 
at the site.  VA observed that the Orange County Transportation Authority Bus Route 55 travels along 
17th Street, therefore, the actual noise levels on site are slightly higher than the modeled noise levels.  
VA does not anticipate that there will be any significant changes in roadway patterns or bus routes in 
the future.    
 
To simplify the analysis and presentation of our results, VA has separated the site into locations based on 
the sound exposure and required mitigation.  The noise levels reported are worst-case for each location 
and some areas will be exposed to a lower noise level due to shielding from building facades and 
structures on site.  The predicted sound levels at each location are shown in Table 2, below. 

 
Table 2 –Exterior Noise Levels 

Location Future Exterior  
Noise Level, CNEL 

Zone A 71 

Zone B 62-64 

Remaining Units < 60 

 
Figure 2 –Project Site Showing Noise Exposure Zones 

 
 
  

Zone A 

Zone B 
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4.0 EXTERIOR NOISE LEVELS AT OUTDOOR USE AREAS 
 

The project contains balconies, patios and roof decks for the units.  As described in section 2.1, 
exterior noise levels at outdoor use areas are acceptable up to 65 CNEL.  This applies to backyards and 
balconies that are greater than 6 feet deep. 
 
In Zone A, the noise levels will exceed the exterior noise standards at balconies and patios.  The plans 
show that most of the balconies are less than 6 feet in depth and are, therefore, exempt from the 
exterior noise criteria.  However, a few of the unit types will have balconies greater than 6 feet deep 
and will not meet the exterior noise standard.  VA recommends that the balcony depth be reduced in 
order to be exempt. 
 
The majority of the roof decks in Zone A will meet the 65 CNEL exterior noise standard, however, 
there may be portions near the northern edge that will exceed the standard.  In order to meet the 
noise criterion, a 3.5-foot high barrier is recommended.  If the 3.5-foot high barrier is included, then 
the intent of the goal is met and the majority of the roof deck will meet the 65 CNEL criterion.  
 

5.0 INTERIOR NOISE CALCULATION 
 

VA assumes that the exterior wall will consist of either stucco or lap siding on wood studs with gypsum 
board on the interior.  VA’s calculations include the exterior wall, but indicate that the interior noise 
levels are determined by the acoustical performance of the glazing system. 
 
VA utilized the window and door assemblies (glass, frame and seals) shown in Table 3, below.  The 
transmission loss values were based on typical glazing assemblies.  The actual construction and STC 
ratings shown may differ for the project, but should be reviewed when submitted.   

 
Table 3 – Example Glazing Assembly Descriptions 

Assembly 
Rating Thickness Typical Glazing Construction 

STC 30 1” dual 1/4” lite, 1/2” airspace, 1/4” lite 

STC 33 1” dual 3/16” lite, 11/16” airspace, 1/8” lite 
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5.1 Interior Average Noise Level – Residential Units 
 
Table 4 shows the glazing required to meet the interior noise standards.  VA calculated the interior 
level within the residential units given the calculated noise environment and the exterior facade 
construction described above.  Interior noise calculations are shown in Appendix II.   

 
Table 4 – Glazing Required to Meet Interior Noise Standards – Residential Units 

Location Exterior Noise 
Level, CNEL Glazing Rating Interior Noise 

Level, CNEL 

Zone A 71 STC 33 44 

Zone B 62-64 STC 30 42 

Remaining Units < 60 Rated Windows are not Required. 
STC 30 recommended < 42 

 
The Remaining units not included in Zones A and B will be shielded from traffic, and the noise level will 
be less than 60 CNEL.  Since the exterior noise level is less than 60 CNEL, there is no STC requirement 
for these locations and any dual-glazed window will satisfy the interior noise requirements, however, 
VA recommends STC 30 be specified to maintain a consistent level of acoustical performance. 

 
5.2 Mechanical Ventilation Requirement 
 

Because the windows and doors must be kept closed to meet the noise requirements at some 
locations, mechanical ventilation is required for all residential units located in Zones A and B.  The 
mechanical ventilation shall meet all Code requirements, including the capability to provide sufficient 
fresh air exchanges, without depending on open windows or leakage through windows and doors.  
The ventilation system shall not compromise the sound insulation capability of the exterior facade 
assembly. 
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6.0 CONCLUSIONS 
 

The following items summarize the acoustical requirements to satisfy the noise criteria as described in 
section 2. 
 
 Exterior glazing systems at residential units should meet the minimum requirements shown in 

Table 4. 
 The exterior noise goals set by the City will be exceeded at balconies and patios in Zone A that are 

greater than 6 feet deep.  Size of the balconies and patios should be reduced to less than 6 feet 
deep in order to be exempt from the standard. 

 In order to meet the exterior noise goals at all areas of the roof decks, the northern edge should 
include a parapet that is 3.5 feet in height.   

 Mechanical ventilation systems are required for all residential units in Zones A and B.  
 
Various noise mitigation methods may be utilized to satisfy the noise criteria described in this 
report.  Alteration of mitigation methods that deviate from requirements should be reviewed by the 
acoustical consultant. 

 
We trust this information is satisfactory.  If you have any questions or comments regarding this report, please 
do not hesitate to contact us. 
 
Sincerely, 
Veneklasen Associates, Inc. 
 
 
 
John LoVerde 
Principal 
 
G:\5806-001\Report1 -Westside Gateway- Exterior Report.docx 
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APPENDIX I – FHWA MODELING 
 

Table 5 – Traffic Distribution for Arterial  
Vehicle 

Type 
Percent of Total ADT 

Day Evening Night 
Automobile 75.54 12.55 9.33 

Medium Trucks 1.56 0.09 0.19 
Heavy Trucks 0.64 0.02 0.08 

 
Table 6 – Current Noise Model for Calibration at Position 2 – Zone A 

Roadway ADT Speed Lanes Width Median Site Exposure Distance Modeled 
CNEL 

Adjusted 
CNEL 

17th 10,420 40 4 12 0 Hard Full 10 70 73 

 
Table 7 – Future Noise Model – Zone A 

Roadway ADT Speed Lanes Width Median Site Exposure Distance Modeled 
CNEL 

Adjusted 
CNEL 

17th 11,570 40 4 12 0 Hard Full 20 68 71 

 
Table 8 – Current Noise Model for Calibration at Position 3 – Zone B 

Roadway ADT Speed Lanes Width Median Site Exposure Distance Modeled 
CNEL 

Adjusted 
CNEL 

Pomona 
Avenue 3,040 30 2 12 0 Hard Full 20 64 66 

 
Table 9 – Future Noise Model – Zone B 

Roadway ADT Speed Lanes Width Median Site Exposure Distance Modeled 
CNEL 

Adjusted 
CNEL 

Pomona 
Avenue 3,460 30 2 12 0 Hard Full 20 62 64 

 
Table 10 – Future Noise Model – Remaining Units 

Roadway ADT Speed Lanes Width Median Site Exposure Distance Modeled 
CNEL 

Adjusted 
CNEL 

17th 11,570 40 4 12 0 Hard 20 
degrees 110 54 57 

 
Table 11 – Future Noise Model – Noise Levels at Roof Decks 

Roadway ADT Distance 
Source to Barrier 

Receiver 
Height 

Distance Barrier to 
Receiver 

Barrier 
Height 

Modeled 
CNEL 

Adjusted 
CNEL 

17th 11,570 35 35 5 3.5 60 63 
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APPENDIX II – INTERIOR NOISE CALCULATIONS 
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 ASSESSMENT OF ENVIRONMENTAL NOISE 

1.0 INTRODUCTION 

This report evaluates potential impacts associated with the construction and operation noise of the Westside Gateway 

Project.  

1.1 Project Description 

The proposed project consists of the development a 9 acre site which will consist of 24 three-story 

townhome buildings containing approximately 135 townhome units and 42 detached live/work units.  The 

project site is bounded by Pomona Avenue to the west, 17th Street to the north, and residential and 

commercial properties to the east and south. 

1.2 Characteristics of Noise 

Noise is usually defined as unwanted sound and can be an undesirable by-product of society’s normal day-

to-day activities.  Sound becomes unwanted when it interferes with normal activities, causes actual physical 

harm, or has an adverse effect on health. 

People judge the relative magnitude of sound sensation in subjective terms such as “noisiness” or 

“loudness.”  However, the sound pressure magnitude can be objectively measured and quantified using a 

logarithmic ratio of pressures which yields the level of sound, utilizing the measurement scale of decibels 

(dB).  The decibel is generally adjusted to the A-weighted level (dBA) which de-emphasizes very low 

frequencies to better approximate the human ear’s range of sensitivity.  In practice, the noise level of a 

sound source is measured using a sound level meter that includes an electronic filter corresponding to the 

A-weighting curve. Table A.1 in Appendix A of this report defines the decibel along with other technical 

terms used in this analysis. 

Even though the A-weighted scale accounts for the relative loudness perceived by the human ear and, 

therefore, is commonly used to quantify individual events or general community sound levels, the degree 

of annoyance or other response effects also depends on several other perceptibility factors, including: 

• Ambient (background) sound level 

• Magnitude of the event sound level relative to the background noise 

• Spectral (frequency) composition (e.g., presence of tones) 

• Duration of the sound event 
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• Number of event occurrences, repetitiveness, and intermittency 

• Time of day the event occurs. 

In determining the daily level of environmental noise, it is important to account for the difference in human 

responses to daytime and nighttime noises. At night, exterior background noise levels are generally lower 

than daytime levels. However, most household noise also decreases at night, and exterior noise may 

become increasingly noticeable. Further, most people sleep at night and have greater sensitivity to noise 

intrusion. To account for human sensitivity to nighttime noise levels, a 24-hour descriptor, the Community 

Noise Equivalent Level (CNEL) has been developed. The CNEL divides the 24-hour day into a daytime 

period of 7:00 a.m. to 7:00 p.m., an evening period from 7:00 p.m. to 10:00 p.m., and a nighttime period of 

10:00 p.m. to 7:00 a.m.  In determining the CNEL, noise levels occurring during the evening period are 

increase by 5 dB, while noise levels occurring during the nighttime period are increased by 10 dB to account 

for the greater sensitivity during the evening and nighttime periods.  

The effects of noise on people fall into three general categories: 

• Subjective effects of annoyance and nuisance 

• Interference with activities such as speech, sleep and learning 

• Physiological effects such as hearing loss 

In most cases, the levels associated with environmental noise produce effects only in the first two 

categories.  However, workers in industrial plants may experience noise effects in the last category. There 

is no completely effective way to measure the subjective effects of noise or the corresponding reactions of 

annoyance, because of the wide variation in individual thresholds of annoyance and degrees to which 

people become acclimated to noise.  Thus, an important way of determining a person's subjective reaction 

to a new noise source is by comparison to the existing environment to which they are accustomed (the 

"ambient" environment”).  In general, the more the level of a noise event exceeds the prevailing ambient 

noise level, the less acceptable the noise source will be to those exposed to it. 

With regard to increases in A-weighted noise levels, the following relationships are applicable to this 

analysis: 

• Except in carefully controlled laboratory experiments, a 1 dB change cannot be perceived.   

• Outside of a laboratory, a 3 dBA change will be generally perceivable by most people.  

• A change in level of at least 5 dBA is considered a noticeable change by most people. 

• A 10 dBA change will result in the perception of doubling or halving the loudness of the noise. 
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Common noise levels associated with various activities are shown on Figure 1, Common Noise Levels. 

 

 

Figure 1 - Common Noise Levels 
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Noise sources are either “point sources”, such as stationary equipment or individual motor vehicles or “line 

sources” such as a roadway with a large number of mobile point sources (motor vehicles).  Sound generated 

by a stationary point source typically diminishes (attenuates) at a rate of 6 dBA for each doubling of 

distance from the source to the receptor at acoustically “hard” sites, and at a  

rate of 7.5 dBA at acoustically “soft” sites.1  For example, a 60 dBA noise level measured at 50 feet from a 

point source at an acoustically hard site would be 54 dBA at 100 feet from the source and it would be 48 

dBA at 200 feet from the source.  Sound generated by a line source typically attenuates at a rate of 3 dBA 

and 4.5 dBA per doubling of distance from the source to the receptor for hard and soft sites, respectively.2  

Man-made or natural barriers can also attenuate sound levels.  

The minimum attenuation of exterior to interior noise provided by typical structures is provided in Table 

1, Outside to Inside Noise Attenuation.  

 

Table 1 

Outside to Inside Noise Attenuation (dBA) 

 

Building Type 

Open 

Windows 

Closed 

Windows1 

Residences 

Schools 

Churches 

Hospitals/Convalescent Homes 

Offices 

Theaters 

Hotels/Motels 

17 

17 

20 

17 

17 

20 

17 

25 

25 

30 

25 

25 

30 

25 

 
Source: Transportation Research Board, National Research Council, Highway Noise: A Design Guide for 

Highway Engineers, National Cooperative Highway Research Program Report 117. 
1 As shown, structures with closed windows can attenuate exterior noise by a minimum of 25 to 30 dBA. 

 

  

                                                           
1 U.S. Department of Transportation, Federal Highway Administration, Highway Noise Fundamentals, (Springfield, 

Virginia: U.S. Department of Transportation, Federal Highway Administration, September 1980), p. 97.  A "hard" 

or reflective site does not provide any excess ground-effect attenuation and is characteristic of asphalt, concrete, 

and very hard packed soils.  An acoustically "soft" or absorptive site is characteristic of normal earth and most 

ground with vegetation. 

2 U.S. Department of Transportation, Federal Highway Administration, Highway Noise Fundamentals, (Springfield, 

Virginia: U.S. Department of Transportation, Federal Highway Administration, September 1980), p. 97. 
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1.3 Characteristics of Vibration 

Vibration is minute variation in pressure through structures and the earth, whereas, noise is minute 

variation in pressure through air.  Some vibration effects can be caused by noise; e.g., the rattling of 

windows from truck pass-bys.  This phenomenon is related to the coupling of the acoustic energy at 

frequencies that are close to the resonant frequency of the material being vibrated.  Ground-borne vibration 

attenuates rapidly as distance from the source of the vibration increases.  Vibration amplitude can be 

measured as peak particle velocity (PPV), the maximum instantaneous peak amplitude in inches per 

second, or root-mean-square (RMS) velocity in inches per second or as vibration level in decibels (VdB) 

referenced to 1 micro-inch per second. The ratio between the PPV and the maximum RMS amplitude is 

termed the “crest factor.” According to the Federal Transit Administration (FTA), the PPV level for 

construction equipment is typically 1.7 to 6 times greater than the RMS vibration level. The FTA uses a crest 

factor of 4 for the conversion of PPV levels to RMS vibration levels. For the purposes of ground-borne 

vibration analysis of impacts to existing structures, vibration velocity is described in terms of PPV. For the 

analysis of the human response to vibration, VdB is utilized. 

The vibration velocity threshold of perception for humans is approximately 65 VdB, and a vibration 

velocity of 75 VdB is the approximate dividing line between barely perceptible and distinctly perceptible 

levels for many people3.  Most perceptible indoor vibration is caused by sources within buildings such as 

operation of mechanical equipment, movement of people, or the slamming of doors.  Typical outdoor 

sources of perceptible ground-borne vibration are construction equipment, steel-wheeled trains, and traffic 

on rough roads.  Common ground-induced vibrations related to roadway traffic and construction activities 

pose no threat to buildings or structures. If a roadway is smooth, the ground-borne vibration from traffic 

is barely perceptible.  The range of interest is from approximately 50 VdB, which is the typically 

background vibration velocity, to 94 VdB. This 94 VdB vibration level corresponds to 0.2 PPV, which is the 

general threshold where minor damage can occur in non-engineered timber and masonry buildings.  

 

  

                                                           
3 – U.S. Department of Transportation, Federal Transit Administration, Transit Noise and Vibration Impact Assessment, 

(Washington, DC: U.S. Department of Transportation, Federal Transit Administration, May 2006), p. 7-8. 

Hb-7



Westside Gateway CEQA Noise Report 

March 2, 2015 

 

6 

 

2.0 REGULATORY FRAMEWORK 

Many government agencies have established noise regulations and policies to protect citizens from 

potential hearing damage and various other adverse physiological and social effects associated with noise 

and ground-borne vibration.  The City of Costa Mesa has adopted the Noise Element of the General Plan, 

which is based in part on federal and State regulations and is intended to control, minimize or mitigate 

environmental noise effects.  The regulations and policies that are relevant to project construction and 

operation noise are discussed below. 

2.1 Applicable State Noise Standards 

The State of California has adopted noise compatibility guidelines for general land use planning.  The types 

of land uses addressed by the State standards and the acceptable noise categories for each land use are 

included in the State of California General Plan Guidelines, which is published and updated by the 

Governor’s Office of Planning and Research.  The level of acceptability of the noise environment is 

dependent upon the activity associated with the particular land use.  According to the State, an exterior 

noise environment up to 65 dBA CNEL is “normally acceptable” for single and multi-family residential 

uses, up to 75 dBA CNEL is “conditionally acceptable” with special noise insulation requirements, while 

75 dBA CNEL and above is identified as "clearly unacceptable" noise levels for residential and hotel uses, 

respectively.4 The maximum allowable interior noise level for residential structures is 45 dBA CNEL. 

The California Environmental Quality Act (CEQA) Guidelines establishes guidelines for the evaluation of 

significant impacts of environmental noise attributable to a proposed project. The guidelines ask whether 

the project would result in: 

1. Exposure of persons to or generation of noise levels in excess of standards established in the local 

General Plan or Noise Ordinance or applicable standards of other agencies. 

2. Exposure of persons to or generation of excessive groundborne vibration or groundborne noise 

levels. 

3. A substantial permanent increase in ambient noise levels in the project vicinity above levels 

existing without the project. 

4. A substantial temporary or periodic increase in ambient noise levels in the project vicinity above 

levels existing without the project. 

                                                           
4 – State of California, Governor’s Office of Planning and Research, General Plan Guidelines, (Sacramento, CA: State of 

California, Governor’s Office of Planning and Research, October 2003), p. 250. 
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5. For a project located within an airport land use plan or, where such a plan has not been adopted, 

within two miles of a public airport or public use airport, would the project expose people residing 

or working in the project area to excessive noise levels? 

6. For a project within the vicinity of a private airstrip, would the project expose people residing or 

working in the project area to excessive noise levels? 

The CEQA Guidelines and the City’s General Plan provide no definition of what constitutes a substantial 

noise increase. Typically, in high noise environments, if the CNEL due to the project would increase by 3 

dBA at noise sensitive receptors, the impact is considered significant.  

2.2 City of Costa Mesa General Plan - Noise 

The Noise Element of the General Plan identifies noise and land use compatibility standards for various 

land uses. The City’s goal is to minimize the impact of noise on people through noise reduction and 

suppression techniques, and through appropriate land use policies. The Noise Compatibility Guidelines 

are listed in Table 2 are used to determine the compatibility of land uses when evaluating proposed 

development projects.   

Table 2 

Noise and Land Use Compatibility Matrix
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Noise Element Policy N-1 A.2 states that the maximum acceptable exterior noise levels for residential areas 

is 65 CNEL.  

2.3 City of Costa Mesa Municipal Code - Noise 

The goal of the City’s Noise Ordinance is to “control unnecessary, excessive, and annoying sounds 

generated on one piece of property from impacting an adjacent property, and to protect residential areas 

from noise sources other than transportation sources.”  The City’s Municipal Code establishes the indoor 

and outdoor noise standards for residential land use as provided in Table 3.  

Table 3 

City Noise Ordinance Standards - Residential

 
 

The noise level limits in the Noise Ordinance do not apply to construction equipment, vehicles, or work 

between the following approved hours, provided that all required permits for such construction, repair, 

or remodeling have been obtained from the appropriate city departments.  

 

Table 4 

Hours for Construction Activities 

Allowable Hours  

7:00am – 7:00pm Mondays through Fridays 

9:00am – 6:00pm Saturdays 

Prohibited all hours 

Sundays and the following specified federal holidays: New Year’s 

Day, Memorial Day, Independence Day, Labor Day, Thanksgiving 

Day, and Christmas Day. 

Source: City of Costa Mesa Municipal Code, 13-279 

 

Section 13-282 states that the exterior sound level limits for residences stated in Table 3 also apply to 

schools, hospitals, and churches.  Noise levels that unreasonably interfere with the working of such 

installations are also prohibited.  

Section 13-283 states that it shall be unlawful for any person to willfully make or continue, or cause to be 

made or continued, any loud unnecessary and unusual noise which disturbs the peace or quiet of any 
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neighborhood or which causes discomfort or annoyance to any reasonable person of normal sensitivity 

residing in the area, regardless of whether the noise level exceeds the standards specified in Table 3. 

2.4 City of Costa Mesa General Plan - Ground-Borne Vibration 

The City’s General Plan or Municipal Code does not address vibration policy.  Vibration is not within the 

City General Plan or Municipal Code requirements. 

2.5 Project Requirements 

The above requirements for the project are summarized in the following Table 5. 

Table 5 

Project Requirements  

Activity Standard 

Exterior Noise at Residences  65 CNEL 

Interior Noise in Residences 45 CNEL 

Construction Noise 

Limited to the hours of: 

 7:00am – 7:00pm Mondays through Fridays 

 9:00am – 6:00pm Saturdays 

Not allowed on Sundays and holidays 

Operational Noise 

At residential property: 

 55 dBA from 7:00 a.m. to 11:00 p.m. 

 50 dBA from 11:00 p.m. to 7:00 a.m. 

Vibration None 

 

3.0 ENVIRONMENTAL IMPACTS AND SIGNIFICANCE 

3.1 Significance Thresholds 

The following significance thresholds are used in this report to evaluate the significance of the project 

noise impacts: 

 Project would expose persons to or generate noise levels in excess of standards established in the 

City’s General Plan or Noise Ordinance. 

 Project would result in a substantial permanent increase in ambient noise levels in the project 

vicinity above levels existing without the project.  A substantial permanent increase in traffic noise 

would occur if the project would result in an increase of 3 dBA CNEL or more. 

 Project would result in a substantial temporary or periodic increase in ambient noise levels in the 

project vicinity above levels existing without the project.  Construction noise would be considered 

significant if it would take place outside of the allowable hours set forth in Table 4. 
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3.2 Impact 1.  Noise levels in excess of standards  

Would the project result in exposure of persons to or generation of noise levels in excess of standards 

established in the local General Plan or Noise Ordinance or applicable standards of other agencies? 

3.2.1 Methodology 

Analysis of the existing and future noise environments presented in this section is based on technical 

reports, noise monitoring, and noise prediction modeling.  Noise modeling procedures involved the 

calculation of existing and future vehicular noise levels along individual roadway segments.  This was 

accomplished using the Federal Highway Administration Highway Noise Prediction Model (TNM Version 

2.5).  The California Department of Transportation (Caltrans) published the “Technical Noise Supplement 

(TeNS)” in October of 1998 which defines how to predict traffic noise for projects in California.  The TeNS, 

Section N-5520 requires that any traffic noise study conducted after March 30, 2000 utilize the calculation 

methods used by Federal Highway Administration (FHWA) TNM. This model calculates the average noise 

level at specific locations based on traffic volumes, average speeds, roadway geometry, and site conditions. 

The off-site traffic noise is analyzed on an increase in CNEL basis to determine the project’s impact. 

Traffic volumes utilized as data inputs to the noise prediction model were calculated based on information 

provided in the Traffic Impact Analysis Report by ArgoTech (dated December 9, 2014). Parameters and 

modeling results are included in Appendix B. 

3.2.2 Existing Ambient Monitored Noise Levels 

The proposed project site is bounded by 17th Street to the north, Pomona Avenue to the west in the city of 

Costa Mesa, California.  The land uses surrounding the project are mainly light industrial, commercial, and 

retail. Traffic from 17th Street, Pomona Avenue, and Superior Avenue is the primary source of noise in the 

general area of the site. 

To establish existing ambient noise levels in areas surrounding the project site, a field monitoring study 

was conducted. Measurements were performed in and around the project site for documenting the ambient 

conditions. Bruel & Kjaer Model 2260 Sound Level Meters, which satisfy the American National Standards 

Institute (ANSI) for general environmental noise measurement instrumentation, were used for this 

purpose. Vehicular traffic is the predominant noise source around the project site. Measurements were 

performed at several locations as shown on Figure 2. The measurements occurred at these locations on 

December 18, 2014. Noise readings were measured over 1-minute intervals with “A” frequency fast time 

weighting.  The weather conditions were normal and no anomalies were present during the survey periods.  
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Table 6, Existing Ambient Monitored Noise Levels, provides the noise level data associated with each 

monitoring period for each location. As shown, noise levels ranged from 56.3 dBA on the project site to 72.5 

dBA at the corner of 17th Street and Pomona Avenue. The high noise level measured at some locations was 

due to the high volume of traffic and from bus pass-bys.  

Figure 2 – Westside Gateway Project Site and Noise Monitoring Locations 

 
 

Table 6 

Existing Ambient Monitored Noise Levels 

Position Primary Noise Source Time 
Noise Level 

(dBA Leq) 

Pos 1 
17th Street 

Pomona Avenue 
2:58pm-3:15pm 72.5 

Pos 2 17th Street 1:59pm-2:15pm 71.2 

Pos 3 Pomona Avenue 11:52am-12:10pm 64.2 

Pos 4 Superior Avenue 2:41pm-2:52pm 61.7 

Pos 5 
17th Street 

Superior Avenue 
1:10pm-1:22pm 56.3 

Notes: 

Noise measurements taken on December 18, 2014. 

Source: Veneklasen Associates, 2015. 
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3.2.3 Future Project Noise Levels 

Based on the measurements and computer model, the northern property line facing 17th Street may 

experience noise levels up to CNEL 71, and the western property line facing Pomona Avenue may 

experience noise levels up to CNEL 64.  From Table 1, interior noise levels may exceed CNEL 45 unless 

sound-rated windows and other exterior façade assemblies are included in the project design.  The project 

design should therefore incorporate noise attenuation features such as sound-rated windows into the 

design.  Exterior common areas should be located so they are shielded from surrounding streets.  The 

specific requirements will depend upon the details of the project plans. 

Mitigation 1.  A detailed acoustical analysis of the project should be completed by a qualified acoustical 

consultant to define the mitigation required such that the exterior and interior noise level requirements are 

satisfied. 

This impact is less than significant with mitigation. 

3.3 Impact 2.  Excessive groundborne vibration 

Would the project result in exposure of persons to or generation of excessive groundborne vibration or 

groundborne noise levels? 

There are no regulatory requirements for vibration and therefore no impact. 

3.4 Impact 3. Permanent increase in ambient noise levels 

Would the project result in a substantial permanent increase in ambient noise levels in the project vicinity 

above levels existing without the project? 

3.4.1 Increase due to project traffic 

Methodology and measurements were described in section 3.2 above.  Vehicular traffic on the street 

network surrounding the project site will increase slightly due to the project. VA modeled the existing 

traffic conditions and the existing plus project scenario to determine the increase in noise level due to 

project-generated traffic.  The results are shown in Table 7 below.   
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Table 7 

Traffic Noise Levels 

 Receptors along 

Segment 

Existing Noise Level, 

CNEL 

Existing + Project 

Noise Level, CNEL 

Increase in Noise 

Level 

Significant Impact? 

Pomona Avenue 63.6 63.6 0.0 No 

17th Street 70.9 70.9 0.0 No 

Superior Avenue 72.5 72.5 0.0 No 

Pos 1 73.8 73.8 0.0 No 

Pos 2 73.4 73.4 0.0 No 

Pos 3 66.5 66.5 0.0 No 

Pos 4 63.4 63.5 0.1 No 

Pos 5 60.3 60.3 0.0 No 

 

At all locations, the increase in noise level due to project-generated traffic does not exceed the 3 CNEL 

threshold.  The increased in ambient noise level after completion of the project is therefore less than 

significant.   

3.4.2 Operational Noise 

The project will include mechanical equipment, including split-system outdoor condensing units.  Based 

on published sound power data for units of typical residential size, the noise level will be less than 50 dBA 

at a distance of 30 feet from the equipment.   

Mitigation 3.  Locate residential split-system condensing units a minimum of 30 feet from the nearest 

residential property.  An acoustical analysis of the noise from project mechanical equipment to surrounding 

properties should be completed by a qualified acoustical consultant at final design to verify compliance. 

3.5 Impact 4.  Temporary increase in ambient noise levels 

Would the project result in a substantial temporary or periodic increase in ambient noise levels in the 

project vicinity above levels existing without the project? 

Construction activity will result in a temporary increase in ambient noise levels in the vicinity of the project.  

Construction noise analysis follows the procedures of the Federal Highway Administration utilizing 

acoustic factors such as the construction equipment reference noise levels, the usage factor of the 

equipment, the site conditions and the distance to each receptor. Locations of specific equipment were not 

provided and VA has estimated the locations of the equipment on the project site. Parameters used for 

analysis of construction phases are included in Appendix C.  
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The construction of the proposed project would increase noise levels in the area. The construction noise 

impacts were analyzed for long-term noise exposure due to all proposed construction equipment operating 

during each phase of construction as well as for short term noise exposure from construction equipment 

operating along the project site property line. The proposed construction equipment to be utilized for each 

type of construction activity is indicated in Appendix C. The construction equipment noise level for all 

equipment listed for each construction activity was predicted for each construction phase in the proposed 

construction schedule at each location on the site. The noise levels predicted include the short-term noise 

levels while construction activity occurs along the project site boundaries. 

The maximum predicted hourly average noise levels at the property line due to all of the proposed 

construction equipment for the entire construction schedule are shown in Table 8 below. The table also 

indicates the measured existing ambient noise level. 

Table 8 

Construction Noise Levels 

Receptor 

Existing Noise Level at 

Project Site Boundaries,  

Leq dBA 

Construction Noise Level at 

Project Site Boundaries,  

Leq dBA 

Building Demolition 56-73 75 

Asphalt Demolition 56-73 73 

Site Preparation 56-73 78 

Grading 56-73 76 

Utility Trenching & 

Installation 
56-73 72 

Building Construction 56-73 75 

Asphalt Paving 56-73 70 

Architectural Coating 56-73 62 

 

According to Table 8, construction of the project would potentially generate noise levels up to 78 dBA at 

the property line of the project site.  The following measures are identified to reduce the potential effects 

of construction noise on adjacent properties. 

Mitigation 4:  

 Limit construction activity to the hours listed in Table 4.  7:00 am to 7:00 pm on weekdays, 9:00 am 

to 6:00 pm on Saturdays, and no construction activity on Sundays or holidays. 

 Schedule highest noise-generating activity and construction activity away from noise-sensitive 

land uses. 

 Equip internal combustion engine-driven equipment with original factory (or equivalent) intake 

and exhaust mufflers which are maintained in good condition. 

 Prohibit and post signs prohibiting unnecessary idling of internal combustion engines. 
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 Locate all stationary noise-generating equipment such as air compressors and portable generators 

as far as practicable from noise-sensitive land uses. 

 Utilize “quiet” air compressors and other stationary equipment where feasible and available. 

 Designate a noise disturbance coordinator who would respond to neighborhood complaints about 

construction noise by determining the cause of the noise complaints and require implementation 

of reasonable measures to correct the problem. Conspicuously post a telephone number for the 

disturbance coordinator at the construction site. 

The Noise Ordinance exempts construction noise from the guidelines, provided the construction activities 

are limited to the allowable hours indicated in Table 4.  Because construction will be limited to the hours 

within Table 4, this impact is less than significant with mitigation. 

3.6 Impact 5.  Airport noise exposure 

For a project located within an airport land use plan or, where such a plan has not been adopted, within 

two miles of a public airport or public use airport, would the project expose people residing or working in 

the project area to excessive noise levels? 

The project is in the vicinity of John Wayne Airport (SNA).  The most recent published noise contours for 

the SNA is shown in Figure 3 below, along with the site location.  The project site is well outside the 60 

CNEL contour for the airport, and therefore there is no noise impact due to aircraft noise. 
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Figure 3 – John Wayne Airport Noise Contours 

 

 

3.7 Impact 6.  Private airstrip noise exposure 

For a project within the vicinity of a private airstrip, would the project expose people residing or working 

in the project area to excessive noise levels? 

The project is not within the vicinity of a private airstrip.  Therefore, there is no impact. 

  

Project 
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4.0 SUMMARY OF SIGNIFICANCE OF IMPACTS 

CEQA Noise Impact Question No Impact 
Less Than 

Significant 

Less Than 

Significant 

with 

Mitigation 

Potentially 

Significant 

1 

Exposure of persons to or generation of noise 

levels in excess of standards established in the 

local general plan or noise ordinance, or 

applicable standards of other agencies? 

  X 
 

2 
Exposure of persons to or generation of 

excessive groundborne vibration or 

groundborne noise levels? 
X    

3 
A substantial permanent increase in ambient 

noise levels in the project vicinity above levels 

existing without the project? 

  X 
 

4 
A substantial temporary or periodic increase in 

ambient noise levels in the project vicinity about 

levels existing without the project? 

  X 
 

5 

For a project located within an airport land use 

plan or, where such a plan has not been 

adopted, within two miles of a public airport or 

public use airport, would the project expose 

people residing or working in the project area to 

excessive noise levels? 

X    

6 

For a project within the vicinity of a private 

airstrip, would the project expose people 

residing or working in the project area to 

excessive noise levels? 

X    
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APPENDIX A 

Table A.1 – Definitions of Noise-Related Terms 

 

Term 

 

Definition 

 

Decibel, dB 

 

A unit describing the amplitude of sound equivalent to 20 times the logarithm, 

to the base 10, of the ratio of the pressure of the sound to the reference pressure 

of 20 Pa. 

 

Frequency, Hz 

 

The number of complete pressure fluctuations per second above and below 

atmospheric pressure. 

 

A-Weighted 

Sound Level, dBA 

 

The sound pressure level in decibels as measured in an A-weighting filter 

network.  The A-weighting de-emphasizes the very low frequency components 

of the sound in a manner similar to the frequency response of the human ear 

and correlates well with subjective reactions to noise.  All sound levels in this 

report are in the A-weighted scale. 

 

L0 (Lmax ), L2, L8, L25, 

L50 

 

The A-weighted noise levels that are exceeded 0 percent (maximum noise level), 

2 percent, 8 percent, 25 percent, and 50 percent of the time during the 

measurement period. 

 

Equivalent Noise 

Level, Leq 

 

The average A-weighted noise level during the stated measurement period. 

 

Community Noise 

Equivalent Level, 

CNEL 

 

The average A-weighted noise level during a 24-hour day, obtained after 

addition of 5 decibels in the evening from 7:00 P.M. to 10:00 P.M., and after 

addition of 10 decibels to noise levels in the night between 10:00 P.M. and 7:00 

A.M. 

 

Day-Night Noise 

Level, DNL, Ldn 

 

The average A-weighted noise level during a 24-hour day, obtained after 

addition of 10 decibels to levels measured in the night between 10:00 P.M. and 

7:00 A.M. 

 

Ambient Noise 

Level 

 

The composite of noise from all sources near and far. The normal or existing 

level of environmental noise at a given location. 

 

Impulsive Noise 

 

Sound of short duration. Typically associated with an abrupt onset and rapid 

decay (i.e., gun-shots, etc.). 

 

Pure Tones 

  

A sound wave, residing over a small range of frequencies, which has a 

sinusoidal behavior over time. 

 

VdB  

  

Unit of measurement used by FHWA to describe ground-borne vibration.  

Equivalent to 20 times the logarithm, to the base 10, of the ratio of the root mean 

square ground-borne velocity to the reference of reference of 1x10-6 in/sec. 
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APPENDIX B 

Traffic Noise Modeling Parameters 

 

 

 

 
Source: Traffic Impact Analysis Report by ArgoTech (dated December 9, 2014). 

Table B.1 – Existing Traffic Conditions 

Roadway Segment AM Peak hr PM Peak hr 
ADT 

(Peak hr x 10) 

17th Street 
East of Pomona 

(Intersection 1) 
947 1,042 10,420 

Pomona Avenue 
South of 17th  

(Intersection 1) 
310 304 3,040 

Superior Avenue 
South of 17th  

(Intersection 2) 
1,700 1,574 15,740 

 

Table B.2 - Existing plus Project Traffic Conditions 

Roadway Segment AM Peak hr PM Peak hr 
ADT 

(Peak hr x 10) 

17th Street 
East of Pomona 

(Intersection 1) 
964 1,048 10,480 

Pomona Avenue 
South of 17th  

(Intersection 1) 
317 310 3,100 

Superior Avenue 
South of 17th  

(Intersection 2) 
1,733 1,605 16,050 

 

Table B.3 – TNM Modeling Results 

Receiver 
Existing Existing + Project 

Pm Peak hr Leq CNEL Pm Peak hr Leq CNEL 

Pos 1 70.8 73.8 70.8 73.8 

Pos 2 70.4 73.4 70.4 73.4 

Pos 3 63.5 66.5 63.5 66.5 

Pos 4 60.4 63.4 60.5 63.5 

Pos 5 57.3 60.3 57.3 60.3 

Pomona Ave 

Segment 
60.6 63.6 60.6 63.6 

17th Street 

Segment 
67.9 70.9 67.9 70.9 

Superior Ave 

Segment 
69.5 72.5 69.5 72.5 
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APPENDIX C 

Construction Equipment 

 

 

 

 

 

Table C.1 – Typical Construction Equipment Noise 

Equipment Type 
Maximum Noise 

Level @ 50 ft, 
dBA 

Usage Factor (%) 

Excavator 81 40 

Loader 79 40 

Water Truck 90 40 

Grinder 80 40 

Rubber Tired Dozer 82 40 

Tractor/Loader/Backhoe 84 40 

Grader 85 40 

Crane 81 16 

Forklifts 84 40 

Generator Sets 81 50 

Welder 74 40 

Paver 77 50 

Paving Equipment 82 20 

Rollers 80 20 

Air Compressors 78 40 
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Table C.2 – Calculated Construction Noise Impacts by Phase 

Phase Equipment Type 
Unit 
Amount 

Hours/Day 
Calculated Property 
Line Noise Level 
(Hourly Leq, dBA) 

Building Demolition 

Excavator 2 8 

75 

Loader 1 8 

Skid Loader 2 8 

Crusher 1 8 

Water Truck 1 - 

Asphalt Demolition 

Grinder 1 8 

73 
Loader 1 8 

Skid Steer 1 8 

Water Truck 1 - 

Site Preparation 

Rubber Tired Dozer 3 8 

78 Tractor/Loader/Backhoe 4 8 

Water Truck 1 - 

Grading 

Excavator 1 8 

76 

Grader 1 8 

Rubber Tired Dozer 1 8 

Tractor/Loader/Backhoe 3 8 

Water Truck 1 - 

Utility Trenching & 

Installation 

Excavator 1 8 
72 

Water Truck 1 - 

Building Construction 

Crane 1 7 

75 

Forklifts 3 8 

Generator Sets 1 8 

Tractor/Loader/Backhoe 3 7 

Welder 1 8 

Asphalt Paving 

Paver 2 8 

70 Paving Equipment 2 8 

Rollers 2 8 

Architectural Coating Air Compressors 1 6 62 
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REVISED TRAFFIC IMPACT ANALYSIS REPORT 

ARGOTECH 

Costa Mesa, California 
March 2, 2015 

 

1.0 INTRODUCTION 

This traffic impact analysis addresses the potential traffic impacts associated with the proposed 

ArgoTech Live/Work Project (hereinafter referred to as Project) in the City of Costa Mesa, 

California.  The Project site is a 9.010-acre parcel of land located at 671 W. 17th Street, south of W. 

17th Street and east of Pomona Avenue in the City of Costa Mesa, California. The property is 

currently developed with 105,257 square-feet (SF) of light industrial use and 47,915 square-feet (SF) 

of warehousing/storage use. The proposed Project includes the development of 177 residential and 

work units which consist of 42 detached live/work units, 89 attached live/work units, and 46 

attached lofts. 

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 ten (10) 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 was developed in conjunction with City of Costa Mesa and City of Newport Beach Public 

Works Department staff.  This revised report has been updated to address City comments. 

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 the ten (10) 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 Newport Beach.  Based on our research, there are thirteen (13) 

related projects located in the City of Costa Mesa and three (3) related projects located in the City of 

Newport Beach. 

This traffic report analyzes existing and future weekday AM peak hour and PM peak hour traffic 

conditions for a near-term (Year 2016) 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.   
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1.1 Study Area 

The ten (10) 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. Pomona Avenue at 17th Street (City of Costa Mesa) 

2. Superior Avenue at 17th Street (City of Costa Mesa) 

3. Newport Boulevard at 17th Street (City of Costa Mesa/Caltrans) 

4. Placentia Avenue at Superior Avenue (City of Newport Beach) 

5. Newport Boulevard at Hospital Road (City of Newport Beach/Caltrans) 

6. Superior Ave/Balboa Blvd at Coast Highway (City of Newport Beach/ Caltrans) 

7. Newport Boulevard SB Ramps at Coast Highway (City of Newport Beach/Caltrans) 

8. Riverside Avenue at Coast Highway (City of Newport Beach/Caltrans) 

9. Newport Boulevard at 18th Street/Rochester Street (City of Costa Mesa/Caltrans) 

10. Newport Boulevard at Harbor Boulevard (City of Costa Mesa/Caltrans) 

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, 

 Site Access and Internal Circulation and 

 Congestion Management Program Compliance Assessment. 

Ia-7



Ia-8



 

LINSCOTT, LAW & GREENSPAN, engineers  LLG Ref. 2-14-3530 

ArgoTech, Costa Mesa 

N:\3500\2143530 - ArgoTech, Costa Mesa\Report\ArgoTech Residetial Project TIA 3-2-15.doc 

 3 
 

2.0 PROJECT DESCRIPTION 

The Project site is located at 671 W. 17th Street, generally south of W. 17th Street and east of Pomona 

Avenue in the City of Costa Mesa, California. The property is currently developed with 105,257 

square-feet (SF) of light industrial use and 47,915 square-feet (SF) of warehousing/storage use.  

Access to the Project site is now provided via five full access driveways, two driveways along 

Pomona Avenue, two driveways along 17th Street, and one driveway along Superior Avenue. Figure 

2-1 presents an aerial depiction of the existing site. 

The proposed Project includes the development of a 177-unit residential community that is 

comprised of 42 detached live/work units, 89 attached live/work units, and 46 attached lofts. Parking 

will be provided on-site via 508 spaces consisting of 354 covered (garage) spaces  and 154 

uncovered (open) spaces. Table 2-1 summarizes the Project components. Figure 2-2 presents the 

site plan for the proposed Project prepared by Summa Architecture. 

The Project is expected to be constructed over the next year or so, but is dependent on several 

factors, including the project funding and market conditions. Hence, to provide a conservative 

assessment, Year 2016 has been utilized to assess the Project’s potential opening year (full 

buildout/occupancy) traffic impacts within a near-term cumulative traffic setting.  

17th Street, along project frontage, will be improved to ultimate half-section width per the City of 

Costa Mesa requirements (up to 5-feet of widening is anticipated) with the exact roadway cross 

section to be determined in collaboration with the City of Costa Mesa Transportation Division. It is 

expected that the existing two-way left-turn lane on 17th Street will be maintained upon completion 

of the Project. The implementation of this project-sponsored improvement will also for the provision 

of two continuous eastbound through lanes from Pomona Avenue to Superior Avenue. Please note 

that these improvements increase capacity to the departure lane only and will not increase level of 

service at the intersection. 

     

2.1 Site Access 

As shown in Figure 2-2, access to the site is proposed to be provided via two (2) full access 

driveways, one driveway along Pomona Avenue (herein referred to as Project Driveway A), one 

driveway along 17th Street (herein referred to as Project Driveway B), and one full egress/right-turn 

in only driveway (no left-turn in) along Superior Avenue (herein referred to as Project Driveway C).  

Due to the proximity of Project Driveway C on Superior Avenue to the intersection of Commercial 

Way at Superior Avenue, left-turn ingress from Superior Avenue is assumed to be restricted in this 

traffic analysis. As a project design feature, signing and striping improvements will be completed 

along Superior Avenue at Project Driveway C to restrict inbound left-turn movements from Superior 

Avenue. The recommended improvements will be subject to the review and approval of the City of 

Costa Mesa Transportation Division. 
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TABLE 2-1 

PROJECT DEVELOPMENT SUMMARY1 

Land Use / Project Description Proposed Development Totals 

ArgoTech Residential   

 Detached Live-Work Units (1870 SF – 1,998 SF) 42 Units 

 Attached Live-Work Units (1,872 SF – 1,975 SF) 89 Units 

 Attached Lofts (1,907 SF – 1,929 SF) 46 Units 

Total Units: 177 Units 

 Parking Supply 508 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 Pomona Avenue, Placentia 

Avenue, 17th Street, Superior Avenue, Hospital Road, Newport Boulevard, Coast Highway, 

Riverside Avenue, 18th Street, and Harbor Boulevard.  The following discussion provides a brief 

synopsis of these key area streets.  The descriptions are based on an inventory of existing roadway 

conditions. 

Pomona Avenue is a two-lane, undivided roadway, oriented in the north-south direction that borders 

the project site on the west. The posted speed limit on Pomona Avenue is 30 miles per hour (mph). 

Pomona Avenue runs along the west side of the site and terminates at Superior Avenue. One full 

access project driveway is accessible from Pomona Avenue.  On-street parking is permitted along 

this roadway in the vicinity of the project, unless otherwise specified by a red curb. All-way stop 

controls the study intersection of Pomona Avenue at West 17th Street. 

Placentia Avenue is a four-lane, divided roadway, oriented in the north-south direction. The posted 

speed limit on Placentia Avenue is 40 mph. On-street parking is prohibited on either side of the 

roadway in the vicinity of the project. A traffic signal controls the study intersection of Placentia 

Avenue at Superior Avenue.  

17th Street is generally a four-lane, divided roadway separated by a two-way left-turn lane, oriented 

in the east-west direction that borders the project site on the north. West of Pomona Avenue, 17th 

Street transitions to a two-lane roadway separated by a two-way left-turn lane.  The posted speed 

limit on West 17th Street is 35 mph. On-street parking is prohibited on either side of this roadway in 

the vicinity of the project. Traffic signals control the study intersections of Superior Avenue at West 

17th Street and Newport Boulevard at West 17th Street. 

Superior Avenue is a four-lane, divided roadway, oriented in the northeast-southwest direction. The 

posted speed limit on Superior Avenue is 40 mph southwest of Industrial Way and 35 mph northeast 

of Industrial Way. On-street parking is not permitted on either side of the roadway in the vicinity of 

the project. A traffic signal controls the study intersection of Superior Avenue at Coast Highway. 

Hospital Road is a four-lane, undivided roadway, oriented in the east-west direction. The posted 

speed limit on Hospital Road is 35 mph. On-street parking is prohibited on both sides of the 

roadway. A traffic signal controls the study intersection of Newport Boulevard at Hospital Road. 

Newport Boulevard is generally a five-lane, divided roadway, oriented in the north-south direction. 

It is a 5-lane, divided roadway south of Hospital Road and a 7-lane, divided roadway north of 17th 

Street. The posted speed limit is 40 mph north of Hospital Road and 45 mph south of Hospital Road.   

Coast Highway is generally a seven-lane, divided roadway, oriented in the east-west direction. It is 

a five-lane, divided roadway west of Newport Boulevard and a six-lane, divided roadway east of 

Balboa Boulevard/Superior Avenue. The posted speed limit is generally 45 mph. Parking is 
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prohibited on both sides of the roadway. Traffic signals control the study intersection of Pacific 

Coast Highway at Riverside Avenue and Coast Highway at Newport Boulevard Southbound Ramp.  

Riverside Avenue is a two-lane, undivided roadway, oriented in the north-south direction. The 

posted speed limit on Riverside Avenue is 30 mph. Parking is generally permitted on either side of 

the roadway.    

18th Street is a two-lane, undivided roadway, oriented in the east-west direction. The posted speed 

limit on Riverside Avenue is 30 mph. Parking is not available on either side of the roadway.   A 

traffic signal controls the study intersection of Newport Boulevard at 18th Street. 

Harbor Boulevard is a six-lane, divided roadway, oriented in the north-south direction. The posted 

speed limit on Harbor Boulevard is 40 mph. On-street parking is prohibited on both sides of the 

roadway. A traffic signal controls the study intersection of Newport Boulevard at Harbor Boulevard. 

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 

Ten (10) 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 and Newport Beach staff and in consideration of Orange County CMP requirements.  

Existing AM peak hour and PM peak hour traffic volumes for five (5) of the ten (10) key study 

intersections that are located in the City of Costa Mesa were obtained from manual turning 

movement counts conducted by National Data and Surveying Services.  The data collection for study 

intersections 1, 2 and 3 were conducted in October 2014, whereas the data collection effort for study 

intersections 9 and 10 were conducted in January 2015. Existing AM peak hour and PM peak hour 

traffic volumes for the remaining five (5) key study intersections that are located in the City of 

Newport Beach were provided by Newport Beach staff.  

Figures 3-2 and 3-3 illustrate the existing AM and PM peak hour traffic volumes at the ten (10) key 

study intersections evaluated in this report, respectively.  Appendix A contains the detailed peak 

hour and daily traffic count sheets for the key intersections evaluated in this report. 
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3.3 Existing Intersection Conditions 

Existing AM and PM peak hour operating conditions for the ten (10) 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, Newport Beach 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 and Newport Beach 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 and Newport Beach 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 ten (10) key study 

intersections based on existing traffic volumes and current street geometrics.  Review of Table 3-3 

indicates that nine (9) of the ten (10) key study intersections currently operate at acceptable service 

levels (LOS D or better) during the AM and PM peak hour. One intersection, Placentia Avenue at 

Superior Avenue, currently operates at LOS E during the PM peak hour.   

Appendix C presents the ICU/LOS and HCM/LOS calculation worksheets for the ten (10) 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.  
Pomona Avenue at AM City of All-Way 19.3 s/v C 

W 17th Street PM Costa Mesa Stop 17.8 s/v C 

2.  
Superior Avenue at AM City of Eight-Phase 0.701 C 

W 17th Street PM Costa Mesa Signal 0.722 C 

3.  
Newport Boulevard at AM Costa Mesa/ Eight-Phase 0.727 C 

W 17th Street PM Caltrans Signal 0.767 C 

4.  
Placentia Avenue at AM City of Eight-Phase 0.861 D 

Superior Avenue PM Newport Beach Signal 0.909 E 

5.  
Newport Boulevard at AM City of  Eight-Phase 0.573 A 

Hospital Road PM Newport Beach Signal 0.675 B 

6.  
Superior Ave/Balboa Blvd at AM Newport Beach/ Six-Phase 0.650 B 

Coast Highway PM Caltrans Signal 0.686 B 

7.  
Newport Blvd SB Ramp at AM Newport Beach/ Two-Phase 0.864 D 

Coast Highway PM Caltrans Signal 0.652 B 

8.  
Riverside Avenue at AM Newport Beach/ Five-Phase 0.763 C 

Coast Highway PM Caltrans Signal 0.784 C 

9.  
Newport Boulevard at AM Costa Mesa/ Six-Phase 0.774 C 

18th Street/Rochester Street PM Caltrans Signal 0.836 C 

10.  
Newport Boulevard at AM Costa Mesa/ Three-Phase 0.717 C 

Harbor Boulevard PM Caltrans Signal 0.767 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 

Traffic generation is expressed in vehicle trip ends, defined as one-way vehicular movements, either 

entering or exiting the generating land use. Generation equations and/or rates used in the traffic 

forecasting procedure are found in the 9th Edition of Trip Generation, published by the Institute of 

Transportation Engineers (ITE) [Washington D.C., 2012].   

Specifically, trip rates for ITE Land Use 210: Single-Family Detached Housing has been applied to 

the “detached live/work” units, whereas ITE Land Use 230: Residential Condominium/ Townhomes 

were applied to the “attached live/work” units and “attached lofts” units of the Project. For the 

“work” (office) component of the Project, ITE Land Use 710: General Office Building trip rates 

were utilized. To determine the trip generation of the existing site, daily counts were conducted at 

the existing driveways on October 16, 2014 to derive existing daily, AM, and PM peak hour 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 as well as the existing site’s trip 

generation “budget.”   

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 generate 1,542 daily trips, with 141 trips (62 inbound, 79 

outbound) produced in the AM peak hour and 161 trips (81 inbound, 80 outbound) produced in the 

PM peak hour. The existing land use is currently generating 598 daily trips, with 8 trips (5 inbound, 

3 outbound) produced in the AM peak hour and 37 trips (16 inbound, 21 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 944 additional daily trips, 133 net AM peak hour trips and 124 net PM peak hour. The 

potential impact of these added trips are assessed in this report. 

Appendix A contains the project driveways count 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
F  

ITE Land Use Code /  

Project Description 

Daily 

2-Way 

AM Peak Hour PM Peak Hour 

Enter  Exit Total Enter Exit Total 

Generation Rates:        

 ITE 210: Single-Family Detached 

Housing (TE/DU) 
9.52 0.19 0.56 0.75 0.63 0.37 1.00 

 ITE 230: Residential Condo/Townhouse 

(TE/DU) 
5.81 0.07 0.37 0.44 0.35 0.17 0.52 

 ITE 710: General Office Building 

(TE/TSF) 
11.03 1.37 0.19 1.56 0.25 1.24 1.49 

Generation Forecasts:        

Proposed Project        

 Detached Live/Work Units (42 DU) 400 8 24 32 26 16 42 

 Attached Live/Work Units (89 DU) 517 7 32 39 31 15 46 

 Attached Lofts (46 DU) 267 3 17 20 16 8 24 

 Office Portion of Live/Work Units 

(36,067 SF) 
398 49 7 56 9 45 54 

10% Mixed-Use Trip Reduction Applied 

to Office: 
-40 -5 -1 -6 -1 -4 -5 

Sub-total 1,542 62 79 141 81 80 161 

Existing Occupied Floor Area        

 Existing Site -598 -5 -3 -8 -16 -21 -37 

Total “Net Occupied ” Project Trip 

Generation: Proposed Project Minus 

Existing Occupied Office Floor Area 

944 57 76 133 65 59 124 

 

Notes: 

TE/DU = Trip end per dwelling unit 

TE/TSF = Trip end per 1,000 square feet 

                                                 
3  Source: Trip Generation, 9th Edition, Institute of Transportation Engineers, (ITE) [Washington, D.C. (2012)]. 
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5.2 Project Traffic Distribution and Assignment 

Figure 5-1 presents the traffic distribution patterns for the proposed Project.  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. 17th Street, Superior Avenue, Newport 

Boulevard, 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 5-2 and 5-3, respectively.  The traffic volume assignments presented in Figures 

5-2 and 5-3 reflect the traffic distribution characteristics shown in Figure 5-1 and the traffic 

generation forecast presented in Table 5-1. As noted earlier, due to the proximity of Project 

Driveway C on Superior Avenue to the intersection of Commercial Way at Superior Avenue, left-

turn ingress from Superior Avenue is assumed to be restricted in this traffic analysis. This turn 

restriction is reflected in Figure 5-1. 

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 5-4 and 5-5 present projected AM and PM peak hour traffic volumes at the ten (10) 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 2014 existing traffic volumes, this 

factor results in a 2.0% growth in existing volumes to the near-term horizon Year 2016. 

6.2 Related Projects Traffic Characteristics 

The Cities of Costa Mesa and Newport Beach identified sixteen (16) related projects within the 

Project study area. Related projects, as defined by Section 15355 of the CEQA Guidelines, are 

“closely related past, present and reasonably foreseeable probable future projects.”  The Traffic 

Impact Analysis assumes that all of these related projects will be developed within the same 

timeframe as the proposed Project.  This is the most conservative, worst-case approach, since the 

exact timing of each related project is uncertain.  In addition, impacts for these related projects 

would likely be, or have been, subject to mitigation measures, which could reduce potential impacts.  

Under this analysis, however, those mitigation measures are not considered.  The locations of the 

sixteen (16) related projects are presented in Figure 6-1.  

Table 6-1 presents the address, jurisdiction and description/size of the sixteen (16) related projects.  

Table 6-2 presents the resultant trip generation for the sixteen (16) related projects.  As shown in 

Table 6-2, the sixteen (16) related projects are expected to generate a combined total 7,440 daily 

trips (one half arriving, one half departing) on a “typical” weekday, with 510 trips (189 inbound and 

321 outbound) forecast during the AM peak hour and 717 trips (403 inbound and 314 outbound) 

forecast during the  PM peak hour. In addition, all approved Newport Beach projects have been 

layered directly on top.  Figures 6-2 and 6-3 present the AM and PM peak hour related project 

volumes. 

It should be noted that Banning Ranch was considered as a related project. However, unlike the other 

related projects, due to the construction timing of Banning Ranch, this related project is not foreseen 

to be built and occupied by Year 2016. Therefore Banning Ranch was considered but excluded from 

the list of related projects.  

6.3 Year 2016 Traffic Volumes 

6.3.1 Year 2016 Traffic Volumes 

Figures 6-4 and 6-5 present the AM and PM peak hour cumulative traffic volumes (existing traffic + 

ambient growth + related projects) at the ten (10) key study intersections for the Year 2016, 

respectively.  Figures 6-6 and 6-7 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.   
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TABLE 6-1 

LOCATION AND DESCRIPTION OF RELATED PROJECTS4 

No. Cumulative Project Address Jurisdiction Description/Size 

1.  2025 Placentia Avenue 
Southwest of Hamilton Street and 

north of W. 20th Street 
Costa Mesa 36 DU live/work units 

2. 1677 Superior Avenue 
East of Pomona Avenue and  

south of W. 17th Street 
Costa Mesa 49 DU live/work units 

3. 573 Victoria Street 
Southeast of Maple Street and 

north of Hamilton Street 
Costa Mesa 37 DU live/work units 

4. 650 Hamilton Street 
East of Pomona Avenue and  

south of Victoria Street 
Costa Mesa 18 DU single-family 

5. 1631 Tustin Avenue 
South of Ogle Street and  

north of 16th Place 
Costa Mesa 11 DU single-family 

6. 1527 Newport Boulevard 
North of Industrial Way and 

East of Superior Avenue 
Costa Mesa 60 DU live/work units 

7. 2277 Newport Boulevard 
East of Fairview Road and 

South of Avocado Street 
Costa Mesa 216 DU multi-family 

8. 1032 W. 18th Street 
West of Whittier Avenue and 

South of Center Street 
Costa Mesa 33 DU live/work units 

9. 1239 Victoria Street 
North of Sea Bluff Drive and 

West of Valley Road 
Costa Mesa 28 DU condominiums 

10. 2026 Placentia Avenue 
North of W 20th Street and 

West of Palace Avenue 
Costa Mesa 15 DU live/work units 

11. 2075 Placentia Avenue 
South of Hamilton Street and 

West of Placentia Avenue  
Costa Mesa 14 DU live/work units 

12. Ametek Residential 1620-1644 Whittier Avenue Costa Mesa 
49 DU detached residential and  

40 DU live/work units 

13. Walgreens Store 1726 Superior Avenue Costa Mesa 
14.310 TSF pharmacy/drugstore 

without drive-thru 

14. 
Balboa Marina West 

Expansion 

South of Coast Highway and 

West of Bayside Drive 
Newport Beach 

16.274 TSF quality restaurant, 200 SF 

Office, and 36 marina berths 

15. ExplorOcean 600 E. Bay Avenue Newport Beach 
70.295 TSF ocean literacy facility and 

6.5 TSF floating classroom 

16. Ebb Tide 1560 Placentia Avenue Newport Beach 83 DU single family residential 

                                                 
4 Source: City of Costa Mesa and City of Newport Beach 
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TABLE 6-2 

RELATED PROJECTS TRIP GENERATION FORECAST5 

Cumulative Project Description 

Daily  

2-Way 

AM Peak Hour PM Peak Hour 

Enter Exit Total Enter Exit Total 

Costa Mesa        

1. 2025 Placentia Avenue 423 17 21 38 25 22 47 

2. 1677 Superior Avenue 577 23 30 53 34 30 64 

3. 573 Victoria Street 435 17 22 39 25 23 48 

4. 650 Hamilton Street 171 4 10 14 11 7 18 

5. 1631 Tustin Avenue 105 2 6 8 7 4 11 

6. 1527 Newport Boulevard 705 28 36 64 41 37 78 

7. 2277 Newport Boulevard 1,255 16 79 95 75 37 112 

8. 1032 W. 18th Street 388 15 20 35 23 20 43 

9. 1239 Victoria Street 163 2 10 12 10 5 15 

10. 2026 Placentia Avenue 177 7 9 16 10 10 20 

11. 2075 Placentia Avenue 164 7 9 16 10 9 19 

12. Ametek 557 13 45 58 50 11 61 

13. Walgreens Store 1,160 24 17 41 54 54 108 

Newport Beach        

14. Balboa Marina West Expansion 1,506 10 4 14 50 24 74 

15. ExplorOcean 388 18 0 18 7 60 67 

16. Ebb Tide 426 10 20 30 25 15 40 

Cumulative Projects Trip Generation Potential 7,440 189 321 510 403 314 717 

 

 

 

                                                 
5 Source: Trip Generation, 9th Edition, Institute of Transportation Engineers (ITE), Washington, D.C. (2012). Where applicable, pass-by 

 adjustment factors were utilized and are reflected in the cumulative projects trip generation potential. 
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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 ten (10) 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 and Newport Beach 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 each 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. 

For Unsignalized Intersections: 

For unsignalized intersections an impact is considered to be significant if the project causes 

an intersection at LOS D or better to degrade to LOS E or F.  However, unsignalized 

intersection LOS is based on the control delay, but delay is only assessed for those traffic 

movements that are stopped or must yield to through traffic.  Some movements, including 

cross traffic on the minor street or left turns onto the major street are acceptable with long 

delays, provided through traffic and right turns from a major street do not experience any 

delays at stopped intersections.  When delay for cross traffic is severe (LOS F), the 

intersection should be further evaluated for possible improvement with traffic signals.  In 

some cases, this analysis determines that the delay is being experienced by a very low 

number of vehicles and traffic signals are not warranted.  For this condition, the intersection 

does not need to be considered impacted, but measures to reduce delay may be considered, if 

appropriate. In other cases, the number of stopped vehicles is substantial and traffic signals 

may be justified as a mitigation measure.   

 

 Therefore, the following significance criteria for unsignalized intersections is used in this 

traffic analysis:  

 

An unsignalized intersection impact is considered to be significant if the project causes 

an intersection at LOS D or better to degrade to LOS E or F, and the traffic signal warrant 

analysis determines that a signal is justified. 
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7.2 Traffic Impact Analysis Scenarios  

The following scenarios are those for which volume/capacity calculations have been performed at 

the ten (10) key intersections for existing plus project and near-term (Year 2016) 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; 
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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 ten (10) 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 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 not significantly impact any of the ten (10) key study intersections, when compared to the LOS 

standards and significant impact criteria specified in this report. Although the intersection of 

Placentia Avenue/Superior Avenue is forecast to operate at LOS E during the PM peak hour with the 

addition of Project traffic, the proposed Project is expected to add less than 0.010 to the ICU value. 

The remaining nine (9) key study intersections are forecast to continue to operate at an acceptable 

LOS during the AM and PM peak hours with the proposed Project. 

Appendix B presents the existing plus project ICU/LOS and HCM/LOS calculations for the 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.  Pomona Avenue at AM 19.3 s/v C 19.9 s/v C -- No -- -- 

17th Street PM 17.8 s/v C 18.3 s/v C -- No -- -- 

2.  Superior Avenue at AM 0.701 C 0.724 C 0.023 No -- -- 

17th Street PM 0.722 C 0.743 C 0.021 No -- -- 

3.  Newport Boulevard at AM 0.727 C 0.735 C 0.008 No -- -- 

17th Street PM 0.767 C 0.773 C 0.006 No -- -- 

4.  Placentia Avenue at AM 0.861 D 0.861 D 0.000 No -- -- 

Superior Avenue PM 0.909 E 0.909 E 0.000 No -- -- 

5.  Newport Boulevard at  AM 0.573 A 0.575 A 0.002 No -- -- 

Hospital Road PM 0.675 B 0.677 B 0.002 No -- -- 

6.  Superior Avenue/Balboa Boulevard  AM 0.650 B 0.654 B 0.004 No -- -- 

Coast Highway PM 0.686 B 0.690 B 0.004 No -- -- 

7.  Newport Boulevard SB Ramp at AM 0.864 D 0.866 D 0.002 No -- -- 

Coast Highway PM 0.652 B 0.653 B 0.001 No -- -- 

8.  Riverside Avenue at AM 0.763 C 0.768 C 0.005 No -- -- 

Coast Highway PM 0.784 C 0.786 C 0.002 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 8-1 (CONTINUED) 

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 

9.  Newport Boulevard at AM 0.774 C 0.780 C .006 No -- -- 

18th Street/Rochester Street PM 0.836 C 0.843 D .007 No -- -- 

10.  Newport Boulevard at AM 0.717 C 0.724 C .007 No -- -- 

Harbor Boulevard PM 0.767 C 0.774 C .007 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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8.2 Year 2016 Traffic Conditions 

Table 8-2 summarizes the peak hour Level of Service results at the ten (10) 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 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 

Review of column 2 of Table 8-2 shows that projected near-term (Year 2016) without project traffic 

will adversely impact two (2) of the ten (10) key study intersections.  The remaining eight (8) key 

study intersections are forecast to operate at an acceptable LOS for near-term (Year 2016) traffic 

conditions.  The locations projected to operate at an adverse LOS are as follows: 

 AM Peak Hour PM Peak Hour 

Key Intersection ICU LOS ICU LOS 

4.    Placentia Ave at Superior Ave -- -- 0.944 E 

7.    Newport Blvd SB Ramp at Coast Highway 0.925 E -- -- 

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 not significantly impact any of the ten (10) key study intersections. Although the intersections of 

Placentia Avenue/Superior Avenue and Newport Boulevard SB Ramps/Coast Highway are forecast to 

operate at LOS E during the AM or PM peak hours with the addition of project traffic, the proposed 

Project is expected to add less than 0.010 to the ICU value. The remaining eight (8) key study 

intersections are forecast to continue to operate at an acceptable LOS during the AM and PM peak 

hours in the Year 2016 with the proposed Project. 

Appendix B presents the near-term ICU/LOS and HCM/LOS calculations for the 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.  Pomona Avenue at AM 19.3 s/v C 22.4 s/v C 23.3 s/v C 0.9 No -- -- 

17th Street PM 17.8 s/v C 20.7 s/v C 21.4 s/v C 0.7 No -- -- 

2.  Superior Avenue at AM 0.701 C 0.740 C 0.763 C 0.023 No -- -- 

17th Street PM 0.722 C 0.778 C 0.799 C 0.021 No -- -- 

3.  Newport Boulevard at AM 0.727 C 0.755 C 0.762 C 0.007 No -- -- 

17th Street PM 0.767 C 0.804 C 0.810 D 0.006 No -- -- 

4.  Placentia Avenue at AM 0.861 D 0.890 D 0.890 D 0.000 No -- -- 

Superior Avenue PM 0.909 E 0.944 E 0.944 E 0.000 No -- -- 

5.  Newport Boulevard at  AM 0.573 A 0.610 B 0.612 B 0.002 No -- -- 

Hospital Road PM 0.675 B 0.733 C 0.735 C 0.002 No -- -- 

6.  Superior Avenue/Balboa Boulevard  AM 0.650 B 0.681 B 0.681 B 0.000 No -- -- 

Coast Highway PM 0.686 B 0.731 C 0.734 C 0.003 No -- -- 

7.  Newport Boulevard SB Ramp at AM 0.864 D 0.924 E 0.925 E 0.001 No -- -- 

Coast Highway PM 0.652 B 0.698 B 0.698 B 0.000 No -- -- 

8.  Riverside Avenue at AM 0.763 C 0.833 D 0.838 D 0.005 No -- -- 

Coast Highway PM 0.784 C 0.845 D 0.848 D 0.003 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 

 

Ia-48



 

LINSCOTT, LAW & GREENSPAN, engineers       LLG Ref. 2-14-3530 

ArgoTech, Costa Mesa 
 N:\3500\2143530 - ArgoTech, Costa Mesa\Report\ArgoTech Residetial Project TIA 3-2-15.doc 

 

 

26 
 

TABLE 8-2 (CONTINUED) 

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 

9.  Newport Boulevard at AM 0.774 C 0.803 D 0.809 D 0.006 No -- -- 

18th Street/Rochester Street PM 0.836 C 0.872 D 0.879 D 0.007 No -- -- 

10.  Newport Boulevard at AM 0.717 C 0.746 C 0.752 C 0.006 No -- -- 

Harbor Boulevard PM 0.767 C 0.802 D 0.810 D 0.008 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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9.0 SITE ACCESS AND INTERNAL CIRCULATION 

9.1 Level of Service Analysis For Project Access Locations 

As previously shown in Figure 2-2, access to the proposed Project will be provided via one full 

access driveway (Project Driveway A) located along Pomona Avenue south of 17th Street, one full 

access driveway (Project Driveway B) located along 17th Street east of Pomona Avenue, and one full 

egress/right-turn in driveway (Project Driveway C) located along Superior Avenue south of 17th 

Street. As noted earlier, due to the proximity of Project Driveway C on Superior Avenue to the 

intersection of Commercial Way at Superior Avenue, left-turn ingress from Superior Avenue is 

assumed to be restricted in this traffic analysis.  

Table 9-1 summarizes the intersection operations for the three project driveways for Existing Year 

traffic conditions with the project and Year 2016 traffic conditions with the Project.  Review of 

column one (1) in Table 9-1 shows that project driveways are forecast to operate at an acceptable 

LOS B or better during the AM and PM peak hours for Existing Year traffic.  Review of column two 

(2) in Table 9-1 shows that project driveways are forecast to operate at an acceptable LOS B or 

better during the AM and PM peak hours in the Year 2016. As such, motorists entering and exiting 

the Project site will be able to do so comfortably, safely, and without undue congestion.   

Appendix C contains the detailed level of service calculation worksheets for the Project site 

driveways. 

9.2 Internal Circulation Evaluation 

The on-site circulation layout of the proposed Project, based upon review of the conceptual site plan 

prepared by Withee Malcolm Architects, on an overall basis is generally adequate. Our evaluation of 

the on-site circulation shown on the preliminary site plans was performed using the Turning Vehicle 

Templates, developed by Jack E. Leisch & Associates and AutoTURN for AutoCAD computer 

software that simulates turning maneuvers for various types of vehicles. The turning templates were 

utilized to ensure that full-sized trucks, small service/delivery trucks (i.e., UPS, FedEx, and trash 

trucks), fire trucks and passenger vehicles could properly access and circulate through the Project 

site. A fire truck turning template, small truck (SU-30) turning template and large truck (WB-40) 

turning template was utilized in this evaluation. 

Based on our evaluation, curb return radii have been confirmed and are generally adequate for small 

service/delivery trucks (Fedex, UPS), trash trucks, large delivery trucks and fire trucks. Figures 9-1, 

9-2 and 9-3 present the turning movements required of a small truck (SU-30), a fire truck, and a 

large truck (WB-40) to circulate throughout the site, respectively. 

Relative to on-site signage and pavement marking, it is recommended that a detailed on-site signing 

and striping plan be developed and reviewed by the City of Costa Mesa to ensure vehicular conflicts 

are minimized at key internal intersections, especially those first encountered as a vehicle enters the 

site from 17th Street and Pomona Avenue. 
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TABLE 9-1 

YEAR 2016 PEAK HOUR LEVELS OF SERVICE SUMMARY AT THE PROJECT DRIVEWAYS 

 

Project Driveways 

Time 

Period 

(1) 

Existing 

Plus Project 

Traffic Conditions 

(2) 

Year 2016 Cumulative 

Plus Project 

Traffic Conditions 

HCM LOS HCM LOS 

A.  
Pomona Avenue at  

Project Driveway A 

AM 9.6 s/v A 9.6 s/v A 

PM 9.9 s/v A 9.9 s/v A 

B.  
Project Driveway B at  

17th Street 

AM 10.4 s/v B 10.5 s/v B 

PM 10.4 s/v B 10.6 s/v B 

C. 
Superior Avenue at AM 13.8 s/v B 14.1 s/v B 

Project Driveway C PM 13.0 s/v B 13.3 s/v B 
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9.3 Sight Distance Evaluation 

At 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).  

The Caltrans HDM U, in Section 405.1(2)(c), page 400-22, 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 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 35 miles per hour for Superior Avenue and 17th Street was 

utilized, whereas a design speed of 30 miles per hour was used for Pomona Avenue. Using Table 

201.1, titled Sight Distance Standards, in the Caltrans HDM for stopping, a minimum stopping sight 

distance of 200 feet and 250 feet applies based on the critical speed of 30 mph and 35 mph, 

respectively. 

Figures 9-4, 9-5 and 9-6 present the results of the sight distance evaluation for the Project driveways 

on Pomona Avenue, 17th Street and Superior Avenue, respectively, based on the application of the 

stopping sight distance criteria. The figures illustrate the limited use areas.  As shown, the sight lines 

at the proposed Project driveways are expected to be adequate if obstructions within the sight 

triangles are minimized.  

As shown in Figure 9-4, the sight lines for Project Driveway A at Pomona Avenue are expected to 

be adequate provided there are no permanent obstructions to the north or south of this Project 

driveway.  Red curb markings are currently installed at the existing site driveway along Pomona 

Avenue which addresses current sightline issues.  However, subject to final review and approval by 

the City Traffic Engineer the red curb along Pomona Avenue may need to be adjusted accordingly 

based on the proposed sight line figures and location of Project Driveway A.  
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For the Project Driveway B and Project Driveway C, as shown in Figure 9-5 and Figure 9-6, 

respectively, sight lines are adequate as there are no permanent obstructions on either side of these 

proposed driveways within the limited use areas.  Hence, to ensure adequate sight distance is 

provided, landscaping and/or hardscape on the left and right side of these two Project 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.  

9.4 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 Pomona Avenue, 17th 

Street and Superior Avenue. Install all appropriate striping, signage and/or pavement legends per 

City of Costa Mesa standards/requirements. 

 Install a R3-2 sign at the proposed Project driveway on Superior Avenue facing the northbound 

vehicles to restrict northbound left-turn ingress to the site and if necessary modify existing 

signing and striping as determined in collaboration with the City Transportation Division. 

 Maintain adequate sight distance for the Project driveways by minimizing obstructions (i.e. 

landscaping and/or hardscape) within the “limited use area” on either side of the proposed 

driveways. 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. 

 

 Pending the requirements of the City Traffic Engineer, restrict on-street parking along the 

Project’s frontage on Pomona Avenue via the installation of red curb and the appropriate parking 

restriction signs. 

 

 Widen 17th Street, along project frontage, to ultimate half-section width per the City of Costa 

Mesa requirements (up to 5-feet of widening is anticipated) with the exact roadway cross section 

to be determined in collaboration with the City of Costa Mesa Transportation Division. Restripe 

17th Street to provide two eastbound travel lanes from Pomona Avenue east along the project 

frontage, while maintaining the existing two-way left-turn lane on 17th Street. 

 

 Prepare an on-site signing and striping plan for the Project’s internal circulation system. 
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10.0 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.  

The existing site consists of 105,257 SF of light industrial use and 47,915 SF of warehousing/storage 

use.  Based on full occupancy the existing industrial/warehousing use, the site would result in 905 

daily trips (6.97 trip ends/1000 SF x 105,257 SF = 734 daily light industrial trips + 3.56 trips 

ends/1,000 SF x 47,915 SF = 171 daily warehousing/storage), when compared to the proposed 

development with a total of 1,542 daily trips results in a net difference of 637 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 $115,297.  However, the precise fee will be determined upon issuance of Project 

building permits. 
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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 637 ADT $115,297 

 TOTALS 637ADT $115,297 

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 Parking required of the City of Costa Mesa Municipal Code.  

The City’s Municipal Code specifies the parking requirements for residential uses. Based on a 

review of the City’s requirements, the following application code parking ratios have been utilized to 

calculate the parking requirements of the proposed Project:  

Attached Residential Units6 

 one bedroom units – 1 covered space, 1 open space and 0.5 guest space 

 two bedroom units – 1 covered space, 1.5 open space and 0.5 guest space 

 

Detached Residential Units7 

 three bedroom units – 3 spaces per dwelling unit 

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 508 spaces. When 

compared against the proposed parking supply of 508 spaces, the Project satisfies the City’s 

requirements.   

It should be noted that in Section 13-94 Small car parking within the City of Costa Mesa Municipal 

Code states that a maximum of ten (10) percent small car spaces are permitted for residential 

projects with more than twenty-five (25) required parking spaces.  Review of the site plan shows that 

there are twenty-two (22) compact spaces provided on-site. Direct comparison of these compact 

spaces to the total on-site parking of 508 spaces results in 4% of the spaces conforming to compact 

standards. Therefore, the proposed site plan is consistent with the City of Costa Mesa off-street 

parking requirements.  

                                                 
6  Source:  For attached residential units, City of Costa Mesa Municipal Code Table13-85.   
7      Source:  For detached residential units, City of Costa Mesa Municipal Code Table 13-85(a).   
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TABLE 11-1 

CITY CODE PARKING REQUIREMENTS8 

Project Description Size Code Parking Ratio 

Spaces Required 

Covered Uncovered 

Attached Residential Units (79 DU)     

 1 Bedroom Units 32 Units 
1 space covered, 1.0 spaces 

uncovered per unit 
32 32 

 2 Bedroom Units 47 Units 
1 space covered, 1.5 spaces 

uncovered per unit 
47 71 

 Guest Parking 79 Units 
0.5 spaces per unit for first 50 

units, 0.25 spaces beyond 50 units 
-- 32 

Detached Residential Units (98 DU     

 3 Bedroom Units 98 Units 
2 spaces covered, 1 space 

uncovered per unit 
196 98 

 Total Code Parking Requirement:     508 

 Proposed Parking Supply:   508 

 City Parking Requirement Satisfied (Yes/No):  Yes 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                 
8  Source:  City of Costa Mesa Municipal Code.   
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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 1,542 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, the 

potential impact of existing and future vehicular traffic during the weekday AM and PM peak hours 

at seven (7) 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: 

3. Newport Boulevard at 17th Street 8. Riverside Avenue at Coast Highway 

5. Newport Boulevard at Hospital Road 9. Newport Boulevard at 18th St/Rochester Street 

6. Superior Avenue/Balboa Boulevard at  Coast Highway 10. Newport Boulevard at Harbor Boulevard 

7. Newport Boulevard SB ramp at Coast Highway  

13.1 Impact Criteria and Thresholds 

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.  

While the Caltrans Guide for the Preparation of Traffic Impact Studies does not establish a 

threshold of significance for State Highway intersections, this traffic analysis uses the following 

traffic threshold of significance: 

 A significant project impact occurs at a State Highway study intersection when the addition 

of project-generated trips causes the peak hour level of service of the study intersection to 

change from acceptable operation (LOS D or better) to deficient operation (LOS E or F). 

13.2 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)13 

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 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. 

 

                                                 
13 Source: Highway Capacity Manual 2000, Chapter 16 (Signalized Intersections). 
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13.3 Existing Plus Project Traffic Conditions 

Table 13-2 summarizes the existing plus project peak hour HCM level of service results at the seven 

(7) 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.   

13.3.1 Existing Traffic Conditions 

Review of column one (1) of Table 13-2 indicates that all State Highway study intersections 

currently operate an acceptable service level (LOS D or better) based on the LOS standards defined 

in this report.   

13.3.2 Existing Plus Project Traffic Conditions 

Review of Column two (2) of Table 13-2 indicates that traffic associated with the proposed Project 

will not have a significant impact at any of the State Highway intersections as all seven study (7) 

state-controlled intersections are forecast to operate at LOS D or better with the addition of Project 

generated traffic to existing traffic. 

13.4 Year 2016 Traffic Conditions 

Table 13-3 summarizes the Year 2016 peak hour HCM level of service results at the seven (7) 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.  

13.4.1 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 impact any of the seven (7) state-controlled study 

intersections.  As shown in column (2) of Table 13-3, all seven (7) 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.  

13.4.2 Year 2016 Cumulative Plus Project Traffic Conditions 

Review of Columns 3 and 4 of Table 13-3 indicates that with the addition of Project traffic, the State 

Highway study intersections are forecast to continue to operate at an acceptable service level (LOS 

D or better). As such, the proposed Project will not have a significant traffic impact when Project 

generated traffic is added to cumulative traffic.  

Appendix D presents the HCM/LOS calculation worksheets for the state-controlled study 

intersections under all traffic analysis scenarios assessed in this report. 
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TABLE 13-2 

EXISTING PLUS PROJECT PEAK HOUR INTERSECTION CAPACITY ANALYSIS – CALTRANS 

Key Intersections 

Minimum  

Acceptable  

LOS 

 

Time 

Period 

(1) 

Existing  

Traffic Conditions 

(2) 

Existing 

Plus Project 

Traffic Conditions 

(3) 

Impact 

HCM LOS HCM LOS Yes/No 

3.  
Newport Boulevard at 

17th Street 
D 

AM 

PM 

38.5 sec/veh 

42.9 sec/veh 

D 

D 

39.0 sec/veh 

43.2 sec/veh 

D 

D 

No 

No 

5.  
Newport Boulevard at 

Hospital Road 
D 

AM 

PM 

26.3 sec/veh 

32.6 sec/veh 

C 

C 

26.3 sec/veh 

32.6 sec/veh 

C 

C 

No 

No 

6.  
Superior Avenue/Balboa Boulevard at 

Coast Highway 
D 

AM 

PM 

35.6 sec/veh 

40.0 sec/veh 

D 

D 

35.6 sec/veh 

40.1 sec/veh 

D 

D 

No 

No 

7.  
Newport Boulevard SB Ramp at 

D 
AM 20.7 sec/veh C 20.9 sec/veh C No 

Coast Highway PM 22.3 sec/veh C 22.3 sec/veh C No 

8.  
Riverside Avenue at 

D 
AM 16.3 sec/veh B 16.4 sec/veh B No 

Coast Highway PM 25.7 sec/veh C 25.8 sec/veh C No 

9.  
Newport Boulevard at 

D 
AM 21.4 sec/veh C 21.6 sec/veh C No 

18th Street/Rochester Street PM 26.9 sec/veh C 27.3 sec/veh C No 

10.  
Newport Boulevard at 

D 
AM 15.7 sec/veh B 16.0 sec/veh B No 

Harbor Boulevard PM 17.5 sec/veh B 17.9 sec/veh B No 
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TABLE 13-3 

YEAR 2016 PEAK HOUR INTERSECTION CAPACITY ANALYSIS – CALTRANS 

Key Intersections 

Minimum  

Acceptable  

LOS 

 

Tie 

Period 

(1) 

Existing  

Traffic Conditions 

(2) 

Year 2016 

Cumulative 

Traffic Conditions 

(3) 

Year 2016 Cumulative 

Plus Project 

Traffic Conditions 

(4) 

Impact 

HCM LOS HCM LOS HCM LOS Yes/No 

3.  
Newport Boulevard at 

17th Street 
D 

AM 

PM 

38.5 sec/veh 

42.9 sec/veh 

D 

D 

40.3 sec/veh 

46.0 sec/veh 

D 

D 

40.9 sec/veh 

46.6 sec/veh 

D 

D 

No 

No 

5.  
Newport Boulevard at 

Hospital Road 
D 

AM 

PM 

26.3 sec/veh 

32.6 sec/veh 

C 

C 

27.2 sec/veh 

34.8 sec/veh 

C 

C 

27.1 sec/veh 

34.8 sec/veh 

C 

C 

No 

No 

6.  
Superior Avenue/Balboa Boulevard at 

Coast Highway 
D 

AM 

PM 

35.6 sec/veh 

40.0 sec/veh 

D 

D 

36.4 sec/veh 

41.7 sec/veh 

D 

D 

36.5 sec/veh 

41.9 sec/veh 

D 

D 

No 

No 

7.  
Newport Boulevard SB Ramp at 

D 
AM 20.7 sec/veh C 26.5 sec/veh C 26.8 sec/veh C No 

Coast Highway PM 22.3 sec/veh C 24.1 sec/veh C 24.2 sec/veh C No 

8.  
Riverside Avenue at 

D 
AM 16.3 sec/veh B 17.9 sec/veh B 18.0 sec/veh B No 

Coast Highway PM 25.7 sec/veh C 29.1 sec/veh C 29.3 sec/veh C No 

9.  
Newport Boulevard at 

D 
AM 21.4 sec/veh C 22.7 sec/veh C 23.0 sec/veh C No 

18th Street/Rochester Street PM 26.9 sec/veh C 30.2 sec/veh C 31.0 sec/veh C No 

10.  
Newport Boulevard at 

D 
AM 15.7 sec/veh B 16.7 sec/veh B 17.0 sec/veh B No 

Harbor Boulevard PM 17.5 sec/veh B 19.4 sec/veh B 19.9 sec/veh B No 
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14.0 SUMMARY OF FINDINGS AND CONCLUSIONS 

 Project Description – The Project site is a 9.010-acre parcel of land located at 671 W. 17th 

Street, south of W. 17th Street and east of Pomona Avenue in the City of Costa Mesa, California. 

The property is currently developed with 105,257 square-feet (SF) of light industrial use and 

47,915 square-feet (SF) of warehousing/storage use. 

 

The proposed Project includes the development of 177 residential and work units which consist 

of 42 detached live/work units, 89 attached live/work units, and 46 attached lofts. An on-site 

parking supply of 508 spaces is proposed. 

 Study Scope – The following ten (10) 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, and Year 2016 Cumulative plus Project 

Traffic Conditions.  

 

Key Study Intersections  

1. Pomona Avenue at 17th Street 6. Superior Avenue/Balboa Boulevard at Coast Hwy 

2. Superior Avenue at 17th Street 7. Newport Boulevard SB Ramps at Coast Highway 

3. Newport Boulevard at 17th Street 8. Riverside Avenue at Coast Highway 

4. Placentia Avenue at Superior Avenue 9. Newport Boulevard at 18th St/Rochester Street 

5. Newport Boulevard at Hospital Road 10. Newport Boulevard at Harbor Boulevard 
 

 Existing Traffic Conditions – Nine (9) of the ten (10) key study intersections currently operate 

at acceptable service levels (LOS D or better) during the AM and PM peak hour. One 

intersection, Placentia Avenue at Superior Avenue, currently operates at LOS E during the PM 

peak hour.   
 

 Project Trip Generation – The proposed Project is forecast to generate approximately 1,542 daily 

trips, with 141 trips (62 inbound, 79 outbound) produced in the AM peak hour and 161 trips (81 

inbound, 80 outbound) produced in the PM peak hour. The existing land use currently generating 

598 daily trips, with 8 trips (5 inbound, 3 outbound) produced in the AM peak hour and 37 trips 

(16 inbound, 21 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 944 additional daily trips, 133 net AM peak hour trips and 124 net PM peak 

hour trips. The potential impact of these added trips were assessed in this report. 

 Existing Plus Project Traffic Conditions – The proposed Project will not significantly impact 

any of the ten (10) key study intersections, when compared to the LOS standards and significant 

impact criteria specified in this report. Although the intersection of Placentia Avenue/Superior 

Avenue is forecast to operate at LOS E during the PM peak hour with the addition of Project 

traffic, the proposed Project is expected to add less than 0.010 to the ICU value. The remaining 

nine (9) key study intersections are forecast to operate at an acceptable LOS during the AM and 

PM peak hours with the proposed Project. 
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 Year 2016 Cumulative Traffic Conditions Plus Project – The proposed Project will not 

significantly impact any of the ten (10) key study intersections. Although the intersections of 

Placentia Avenue/Superior Avenue and Newport Boulevard SB Ramps/Coast Highway are 

forecast to operate at LOS E during the AM or PM peak hours with the addition of project 

traffic, the proposed Project is expected to add less than 0.010 to the ICU value. The remaining 

eight (8) key study intersections are forecast to continue to operate at an acceptable LOS during 

the AM and PM peak hours in the Year 2016 with the proposed Project. 
 

 Site Access – Access to the site will be provided via one full access driveway (Project Driveway 

A) located along Pomona Avenue south of 17th Street, one full access driveway (Project 

Driveway B) located along 17th Street east of Pomona Avenue, and one full access driveway 

(Project Driveway C) located along Superior Avenue south of 17th Street.  The internal 

circulation layout for the proposed Project has been reviewed and is adequate to accommodate 

service/delivery trucks, trash trucks and fire trucks. We have confirmed that the turning radii of 

service/delivery vehicles (SU-30) and the turning radii of a fire truck are met as these vehicles 

can access the Project site and circulate throughout comfortably and safely. Further, the turning 

requirements of a WB-40 large truck are met as well. 

 

The sight lines at the proposed Project driveways are expected to be adequate if obstructions 

within the sight triangles are minimized. 
 

 Project Traffic Impact Fees - Based on the City’s Traffic Impact Fee Program, the proposed 

Project can be expected to pay a total of $115,297 in Traffic Impact Fees. 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:  

 

 Install “STOP” signs and stop bars at the proposed Project driveways on Pomona 

Avenue, 17th Street and Superior Avenue. Install all appropriate striping, signage and/or 

pavement legends per City of Costa Mesa standards/requirements. 

 Install a R3-2 sign at the proposed Project driveway on Superior Avenue facing the 

northbound vehicles to restrict northbound left-turn ingress to the site, and if necessary, 

modify existing signing and striping as determined in collaboration with the City 

Transportation Division. 

 Maintain adequate sight distance for the Project driveways by minimizing obstructions 

(i.e. landscaping and/or hardscape) within the “limited use area” on either side of the 

proposed driveways. 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.  
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 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. 

 

 Pending the requirements of the City Traffic Engineer, restrict on-street parking along the 

Project’s frontage on Pomona Avenue via the installation of red curb and the appropriate 

parking restriction signs. 

 

 Widen 17th Street, along project frontage, to ultimate half-section width per the City of 

Costa Mesa requirements (up to 5-feet of widening is anticipated) with the exact roadway 

cross section to be determined in collaboration with the City of Costa Mesa 

Transportation Division. Restripe 17th Street to provide two eastbound travel lanes from 

Pomona Avenue east along the project frontage, while maintaining the existing two-way 

left-turn lane on 17th Street. 

 

 Prepare an on-site signing and striping plan for the Project’s internal circulation system. 

 

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

code-parking requirement of 508 spaces. When compared against the proposed parking supply of 

508 spaces, the Project satisfies the City’s parking 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 

 

 State of California (Caltrans) Methodology – The results of the “Existing Plus Project” and 

“Year 2016 Plus Project” traffic analysis using the State of California (Caltrans) Methodology 

indicates that traffic associated with the proposed Project will not significantly impact any of the 

seven (7) state-controlled study intersections, when compared to the LOS standards and 

significant impact criteria specified in this report.  The seven (7) state-controlled study 

intersections are forecast to continue to operate at an acceptable LOS with the addition of project 

generated traffic to existing traffic and Year 2016 cumulative traffic.   
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MEMORANDUM 
 

To: Raja Sethuraman, P.E.  

City of Costa Mesa 

Date: April 6, 2015 

From: Mr. Richard E. Barretto, P.E., Principal 

LLG, Engineers 

LLG Ref: 2.14.3530.1 

Cc: Pritam Deshmukh, P.E. 

City of Costa Mesa 

  

Subject: 
Supplemental Assessment for ArgoTech 

Costa Mesa, California 

 

Linscott, Law & Greenspan, Engineers (LLG) is pleased to submit this supplemental 

assessment which provides additional analysis as requested by the City of Costa 

Mesa in regards to the ArgoTech Project. The supplemental analysis utilizes the 

Revised Traffic Impact Analysis Report for ArgoTech dated March 2, 2015 (March 

TIA) as a database for the additional analyses requested by the City.  Supplemental 

analyses have been completed for the following: 

 Signal warrant analysis at Pomona and 17th Street; 

 Year 2016 Cumulative and Year 2016 Cumulative Plus Project level of 

service results with the inclusion of Banning Ranch1 as a cumulative project. 

 

 

PROJECT DESCRIPTION 
 

As presented in the March TIA, the proposed Project includes the development of a 

177-unit residential community that is comprised of 42 detached live/work units, 89 

attached live/work units, and 46 attached lofts. Parking will be provided on-site via 

508 spaces consisting of 354 covered (garage) spaces and 154 uncovered (open) 

spaces.  

 

Figures 2-1 and 2-2 present an aerial depiction of the existing site and the site plan 

for the proposed project prepared by Summa Architecture, respectively.  

 

 

                                                 
1  The traffic characteristics (i.e. trip generation, distribution/assignment, impacts, etc.) are based on information published in   

Section 4.9 Transportation and Circulation of the Newport Banning Ranch Draft Environmental Impact Report (September 

2011).     
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TRAFFIC SIGNAL WARRANT ANALYSIS 
 

Signal warrant assessment for Pomona Avenue at 17th Street has been conducted for 

Existing Plus Project and Year 2016 Cumulative Plus Project scenarios.  This 

assessment is made on the basis of signal warrant criteria adopted by Caltrans. For 

this study, the need for signalization is assessed on the basis of the peak-hour traffic 

signal warrant, Warrant #3, described in the California Manual on Uniform Traffic 

Control Devices (MUTCD).  

 

Warrant #3 has two parts:  

1. Part A evaluates peak hour vehicle delay for traffic on the minor street 

approach with the highest delay, and  

2. Part B evaluates peak-hour traffic volumes on the major and minor 

streets.  

This method provides an indication of whether peak-hour traffic conditions or peak-

hour traffic volume levels are, or would be, sufficient to justify installation of a traffic 

signal. Other traffic signal warrants are available, however, they cannot be checked 

under future conditions (Background without and with Project) because they rely on 

data for which forecasts are not available (such as accidents, pedestrian volume, and 

four- or eight-hour vehicle volumes). 

 

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 by the City Traffic Engineer when one or more of the warrants are met. 

Additionally, engineering judgment is exercised on a case-by-case basis by the City 

Traffic Engineer 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. 

 

Table 1-1 provides a summary of the peak hour traffic signal warrants.  As shown in 

Table 1-1, Pomona Avenue at 17th Street does not meet the signal warrant criteria for 

Existing Plus Project or Year 2016 Cumulative Plus Project conditions2.  The peak-

hour signal warrant worksheets for Existing Plus Project and Year 2016 Cumulative 

Plus Project are contained in Appendix A. 

 

 

                                                 
2  It should be noted that based on the findings published in  Section 4.9 Transportation and Circulation of the Newport Banning 

Ranch Draft Environmental Impact Report (September 2011), the installation of a traffic signal at Pomona Avenue and 17th 

Street would be required to mitigate the impact of the Banning Ranch project.     
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SUPPLMENTAL PEAK HOUR INTERSECTION OPERATIONS ANALYSIS 
 

In conformance with the City of Costa Mesa requirements, AM peak hour and PM 

peak hour operating conditions for the ten (10) key study intersections were evaluated 

using the Intersection Capacity Utilization (ICU) methodology for signalized 

intersections and the methodology outlined in Chapter 17 of Highway Capacity 

Manual 2000 (HCM 2000) for unsignalized intersections. 

 

Year 2016 Cumulative Plus Project Level of Service Analysis – With Banning 

Ranch 

As requested by the City of Costa Mesa and summarized in Table 2-1, Year 2016 

Cumulative Plus Project level of service calculations were prepared for the 10 key 

study intersections with the inclusion of Banning Ranch as a cumulative project. As 

described in the Draft Environmental Impact Report for Newport Banning Ranch 

dated September 9, 2011, five (5) of the 10 key study intersections under Year 2016 

Cumulative conditions include Banning Ranch project-specific improvements/ 

mitigation measures that would be necessary to ensure acceptable services levels are 

maintained/achieved upon completion of this related project. Figures 6-4 and 6-5 

presents the Year 2016 cumulative traffic conditions with the Banning Ranch project 

for the AM and PM peak hour traffic volumes, respectively. Please note that the 

recommended improvements identified within the Banning Ranch DEIR were 

included as planned improvements for the Cumulative condition (See column 2 of 

Table 2-1).  

 

Review of Columns 3 and 4 of Table 2-1 indicates that with the inclusion of Banning 

Ranch in Year 2016 Cumulative traffic conditions, traffic associated with the 

proposed Project will not significantly impact any of the key study intersections, 

when compared to the LOS standards and significant impact criteria. These findings 

are identical to the results presented in the Project’s March TIA. Figures 6-6 and 6-7 

illustrate the Year 2016 forecast AM and PM peak hour traffic volumes, with the 

inclusion of the trips generated by the proposed Project, respectively.  

  

Appendix B presents the AM and PM peak hour HCM/LOS calculations worksheets for 

the key study intersections. 
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CONCLUSIONS 
 

The study intersection of Pomona Avenue at 17th Street does not meet signal warrant 

criteria under Existing Plus Project and Year 2016 Cumulative Plus Project 

conditions.  Therefore, a signal is not recommended at this location as part of the 

proposed Project. 

 

Based on the results of the supplemental intersection analysis, with the Banning 

Ranch project included as a part of the Year 2016 Cumulative Traffic Conditions, the 

proposed Project will not significantly impact any of the 10 key study intersections. 

Hence, it is concluded that the findings, conclusions and recommendations of Revised 

Traffic Impact Analysis Report for ArgoTech dated March 2, 2015 remain valid. 

 

* * * * * * * * * * * 

 

Should you have any questions regarding the memorandum, please contact Shane Green 

or me at (949) 825-6173. 

 

 
cc: File 

Shane S. Green, P.E., Transportation Engineer III 
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TABLE 1-1 

INTERSECTION TRAFFIC SIGNAL WARRANT ANALYSIS SUMMARY 

Key Intersection 

 

 

Time 

Period 

Existing Plus Project  

Traffic Conditions 

Year 2016 Cumulative Plus 

Project Traffic Conditions 

Part A of 

Warrant 3 

Satisfied?  

Part B of 

Warrant 3 

Satisfied? 

Part A of 

Warrant 3 

Satisfied? 

Part B of 

Warrant 3 

Satisfied? 

1. 
Pomona Avenue at  

17th Street 

AM -- No -- No 

PM -- No -- No 

 Notes: 

 Signal warrant checks based on Warrant 3, Part A - Peak-Hour Delay Warrant and Part B - Peak-Hour 

Volume Warrant contained in the California MUTCD.  
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TABLE 2-1 

YEAR 2016 PEAK HOUR INTERSECTION CAPACITY ANALYSIS WITH BANNING RANCH 

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.  
Pomona Avenue at AM 19.3 s/v C 0.5933 A 0.599 A 0.006 No -- -- 

17th Street PM 17.8 s/v C 0.554 A 0.559 A 0.005 No -- -- 

2.  
Superior Avenue at AM 0.701 C 0.7584 C 0.780 C 0.022 No -- -- 

17th Street PM 0.722 C 0.864 D 0.883 D 0.019 No -- -- 

3.  
Newport Boulevard at AM 0.727 C 0.7765 C 0.783 C 0.007 No -- -- 

17th Street PM 0.767 C 0.815 D 0.828 D 0.013 No -- -- 

4.  
Placentia Avenue at AM 0.861 D 1.038 F 1.038 F 0.000 No -- -- 

Superior Avenue PM 0.909 E 0.944 E 0.944 E 0.000 No -- -- 

5.  
Newport Boulevard at  AM 0.573 A 0.610 B 0.612 B 0.002 No -- -- 

Hospital Road PM 0.675 B 0.733 C 0.735 C 0.002 No -- -- 

6.  
Superior Avenue/Balboa Boulevard  AM 0.650 B 0.695 B 0.696 B 0.001 No -- -- 

Coast Highway PM 0.686 B 0.761 C 0.764 C 0.003 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 

                                                 
3  Based on Table C in the Draft Environmental Impact Report for the Newport Banning Ranch Project dated September 9, 2011, it is assumed improvements have been implemented at this 

intersection during the background conditions.  This specific improvement consists of installing a traffic signal.     
4  Based on Table C in the Draft Environmental Impact Report for the Newport Banning Ranch Project dated September 9, 2011, it is assumed improvements have been implemented at this 

intersection during the background conditions.  These specific improvements include modifying the westbound approach to provide one left, one shared through/left, one through, and one right-

turn lane, with split phase signal operation in the east-west direction. 
5  Based on Table C in the Draft Environmental Impact Report for the Newport Banning Ranch Project dated September 9, 2011, it is assumed improvements have been implemented at this 

intersection during the background conditions.  These specific improvements include adding a fourth through lane in the southbound approach and a dedicated right-turn lane on the north-bound 

approach.  
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TABLE 2-1 (CONTINUED) 

YEAR 2016 PEAK HOUR INTERSECTION CAPACITY ANALYSIS WITH BANNING RANCH 

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 

7.  
Newport Boulevard SB Ramp at AM 0.864 D 0.948 E 0.949 E 0.001 No -- -- 

Coast Highway PM 0.652 B 0.723 C 0.724 C 0.001 No -- -- 

8.  
Riverside Avenue at AM 0.763 C 0.850 D 0.855 D 0.005 No -- -- 

Coast Highway PM 0.784 C 0.871 D 0.874 D 0.003 No -- -- 

9.  
Newport Boulevard at AM 0.744 C 0.7776 C 0.783 C 0.006 No -- -- 

18th Street/Rochester Avenue PM 0.836 C 0.803 D 0.808 D 0.005 No -- -- 

10.  
Newport Boulevard at AM 0.717 C 0.6367 B 0.640 B 0.004 No -- -- 

Harbor Boulevard PM 0.767 C 0.712 C 0.719 C 0.007 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 

 

                                                 
6  Based on Table C in the Draft Environmental Impact Report for the Newport Banning Ranch Project dated September 9, 2011, it is assumed improvements have been implemented at this 

intersection during the background conditions.  These specific improvements include converting the southbound right-turn lane into a shared through/right-turn lane.  
7  Based on Table C in the Draft Environmental Impact Report for the Newport Banning Ranch Project dated September 9, 2011, it is assumed improvements have been implemented at this 

intersection during the background conditions.  These specific improvements include adding a third exclusive through lane to provide for a total of four through lanes.  
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